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                                                                                   February 12, 2018 Planning Commission Meeting Minutes 

Members present: Tony Vale, George Ross, Tim Mathews, Sean Whalen and Scott France. 

 

Staff present: Christopher Leswing, Andrea Campisi, Jillian Dierks and Kevin Bowers 

 

PRELIMINARY LAND DEVELOPMENT PLAN 

 

121 City Avenue, Bala Cynwyd Shopping Center, LD# 3756, Ward 9.  

 

The Planning Commission considered a Preliminary Land Development Plan dated November 3, 2017, last revised 

January 18, 2018 prepared by Bohler Engineering showing the construction of an 87-unit apartment building above 

at-grade parking, associated pathways and the reconfiguration of the existing parking lot and loading areas located 

in the northwestern portion of the property. 

Ms. Campisi summarized the proposal. 

Mr. Leswing spoke to pedestrian improvements. 

Planning Commissioner Mathews asked if the multipurpose path would be lit and stated he had heard that the 

shopping center had a reputation for crime. He questioned if the proposed 6 foot privacy fence would create a 

safety concern due to a lack of visibility. 

Planning Commissioner Vale asked if there have been any major changes to the plan since they last saw it and 

during the Tentative Sketch Plan phase. He asked if underground parking was considered and asked staff if there 

were density incentives available for underground parking. 

Ms. Campisi stated that there were no significant changes to the plan and that the applicant could speak to their 

reasoning for not utilizing underground parking.  

Planning Commissioner Vale asked about staff’s recommendation on the sidewalk along St. Asaphs Road. 

Discussion regarding the pedestrian improvements ensued.  

George Broseman, attorney for the applicant, addressed staff’s recommended conditions of approval. He addressed 

the concern regarding left turns out of the site and asked that separate left and right turn lanes not be required at 

the St. Asaphs Road exit.  

Kevin Bowers, the Township Engineer, stated that he is agreeable to that request. 

Mr. Broseman stated that an agreement has been reached between the applicant and the neighbors and they would 

prefer to maintain the privet hedge at 4-5 feet in height. 

Mr. Broseman stated that they did not feel the sidewalk along the rear of the building is necessary and requested 

that the condition requiring it be deleted. 

Mr. Broseman stated that the applicant is not required to install an off-site improvement on the Church of St. Asaph 

property. He noted that the multipurpose path is being provided and would serve a similar purpose.  

Planning Commissioner Vale asked Mr. Broseman if he thought that residents of the proposed building would 

utilize a sidewalk along the church property. 

Mr. Leswing updated the Planning Commission on the reason the sidewalk on this property was not installed 

during the past land development approval. 

Mr. Broseman requested that the condition restricting deliveries during peak hours be refined to restrict only larger 

delivery vehicles.  
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Mr. Bowers stated that he did not have concerns regarding smaller delivery vehicles and finds this request 

acceptable. 

Discussion ensued regarding vehicle deliveries.  

Mr. Broseman requested that the condition regarding the traffic impact fee be revised to identify the fee required, 

to be determined prior to the issuance of building permit.  

Ms. Campisi identified architectural conditions recommended by staff which include the following: 

Architecture: 

• The southern elevation shall be further articulated to emphasize the base of the building to reinforce the 

pedestrian scale.  

 

• The percentage of glazing on all ground floor walls shall be provided on the architectural elevations.  

 

• The percentage of glazing on the second story and above of the primary front façade shall be provided 

on the architectural elevations.  

 

• Either the walkway on the southern elevation of the proposed building shall be increased in width to a 

minimum of six feet or the exterior door that swings into the walkway shall be revised to open into the 

building.  

 

• The applicant shall demonstrate that 75% of the façade is covered with a primary permitted use.  

Landscape Plan: 

• The applicant shall work with staff to revise the landscape plan to reduce the amount of inappropriate 

species and distribute Code required plant material in locations as directed by staff.  

• Add to Condition #15: The fence shall be set back 18” from the multipurpose path.  

Mr. Broseman stated that they are amenable to the staff’s recommendation if the language “as required by the 

Township Code” is added so that they are not being required to anything above the code requirements.  

Mr. Broseman stated that they would like the sidewalk on the Church of St. Asaph property to be considered 

separate from their application. 

Discussion ensued regarding the fencing and lighting of the multipurpose path.  

Planning Commissioner Whalen recommended an additional crosswalk be provided to connect the multipurpose 

path and the walkway adjacent to the Michael’s store.  

Steve Chawaga, a representative of The Church of St. Asaph, elaborated on the current fencing and proposed 

fencing material and size. He opposes the installation of a sidewalk on the church property and does not think that 

this is an area where people should be encouraged to walk and that it would not be useful to their parishioners. 

Jay Ochroch, resident of Sutton Terrace, provided the Planning Commission with copies of the neighbors’ 

agreement with the applicant. He identified the neighbors’ agreement requires that the development encourage 

drivers to use Conshohocken State Road rather than St. Asaphs Road. 

Planning Commissioner Vale stated that the neighbors’ agreement is a private agreement and is not within the 

purview of the Planning Commission. 

Discussion ensued regarding the neighbors’ agreement.  
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Merle Zucker, resident of the Fairmont apartment building, expressed concern regarding the traffic on St. Asaphs 

Road and the stated that a sidewalk on St. Asaphs Road would be welcomed. She also stated that the building 

façade leaves much to be desired. She stated that she hopes to continue to work with staff and the applicant to 

ensure the building is as visually appealing as possible and to work to ensure that existing residents are not 

impacted by the added traffic.  

Alissa Diamine, Conshohocken State Road, stated that the building should be better integrated into the community. 

She suggested that the Planning Commission consider traffic calming measures and pedestrian improvements.  

Barbara Finklestein, Conshohocken State Road, stated her concerns regarding the need for traffic improvements 

to the intersection at Conshohocken State Road and St. Aspahs Road. She recommended that the Planning 

Commission consider a midblock crosswalk on St. Aspahs Road, which would provide a benefit for existing 

residents.  

Planning Commissioner Ross stated concerns regarding the building layout, including the use of the ground floor, 

location of trash and loading, the benefits of a utilizing underground parking for apartment buildings. Regarding 

the architecture, he recommended that the downspouts be internalized, window glazing should be increased, and 

the use of true divided light windows. He stated that he feels that there are too many building materials being 

proposed. 

Planning Commissioner France expressed a concern with the lack of windows on the uppermost stories of the rear 

elevation. He supported pedestrian connectivity and access improvements.  

Planning Commissioner Whelan stated that he agrees with Planning Commissioner Ross’s recommendations on 

the architecture. He supported the ordainment of a sidewalk on the Church of St. Asaph property. He understood 

Traffic Safety’s concerns with the installation of a midblock crosswalk on St. Asaphs Road.  

Planning Commissioner Mathews requested a condition be included requiring lighting along the purposed 

multipurpose path and stated that he is in favor of a sidewalk around the building.  

Discussion ensued regarding the sidewalk. 

Ms. Campisi summarized the Planning Commission’s recommendations. 

Steve Moriak, the applicant’s architect, stated that they have concerns with internalizing the downspouts and 

introducing water into the interior of the building.  

Planning Commissioner Vale made a motion to recommend approval of the Preliminary Land Development Plan 

subject to the discussed conditions of approval. 

 
Planning Commissioner Whalen seconded the motion.  
 
All members were in favor and the motion carried. 

 

Planning Commissioner Mathews made a motion to the Board of Commissioners to ordain sidewalks on St. Asaph 

Road. 

 

Planning Commissioner Ross seconded the motion.  

 

Planning Commissioner Vale opposed. 

 

The motion passed. 

 

The Planning Commission recommended approval subject to the following conditions: 
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Township Engineer’s Review: 

1.     The Township Engineer’s review letter dated February 2, 2018 shall be incorporated by 

reference into these conditions of approval, except that (i) as to item B.38, applicant may provide 

an indemnification satisfactory to the Township to allow the Final Plan to be recorded and (ii) as 

to item A, separate left and right turn lanes shall not be required at the St. Asaphs driveway 

exit. 

2.      A traffic impact fee based on the expected average weekday PM peak hour trip generation 

of sixty-six trips in the amount of $101,904 shall be submitted prior to the issuance of a building 

permit. The final amount of the fee shall be verified and may be adjusted as determined by staff 

prior to the issuance of a building permit. recording the Final Plan. 

Conditional Use Conditions: 

3.     The applicant shall comply with the conditional use conditions issued on November 16, 2016 

which shall be listed on the Final Plan. 

Architectural Elevations: 

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

submitted with the Final Plan and shall include all proposed materials. The applicant shall provide 

a chart to demonstrate compliance with the Architectural Design Standards in Zoning Code 

Section 155-217.F. 

5.     A Design Manual complying with Zoning Code Section 155-217.F.3 shall be submitted with 

the building permit application. 

6.     The proposed building shall be constructed substantially as shown on the architectural 

elevations prepared by Dwell Design Group dated December 8, 2017 with the exception of any de 

minimis changes, including those required by these conditions of approval and mutually agreed to 

with staff. 

7.  The applicant shall increase the amount of glazing on the upper floors of the southeastern 

elevation of the proposed building. 

8.  There shall be no exterior downspouts on the proposed building. 

9.  The southern elevation shall be further articulated to emphasize the base of the building 

to reinforce the pedestrian scale as required by the Township Code. 

10.  The percentage of glazing on all ground floor walls shall be provided on the architectural 

elevations. 

11.  The percentage of glazing on the second story and above of the primary front façade 

shall be provided on the architectural elevations. 

12.  Either the walkway on the southern elevation of the proposed building shall be increased 

in width to a minimum of six feet or the exterior door that swings into the walkway shall be 

revised to open into the building as required by the Township Code. 

13.  The applicant shall demonstrate that 75% of the façade is covered with a primary 

permitted use as required by the Township Code. 
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14.  All mechanical equipment, including antennas, whether on the roof or at grade shall be 

screened visually and acoustically. Such screening shall be integral to the architectural design of 

the building. 

15.     All signage shall be subject to a separate review for compliance with the Zoning Code by 

the Zoning Officer. 

16.     The mean grade of the structure shall be calculated and shown on the Final Plan. The 

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

application. 

Landscape Plan: 

17.  The applicant shall engage an arborist to evaluate the health of the vegetation in the landscape 

area along St. Asaphs Road. Dead wood and dead and/or dying vegetation shall be removed and 

replaced in coordination with the Township. 

18.  The applicant shall work with staff to revise the landscape plan to reduce the amount of 

inappropriate species and distribute the Code required plant material in locations as 

directed by staff.  

19.  Additional landscaping shall be provided around the northwestern and southern edges of the 

proposed building. 

20.  The applicant shall work with staff to install landscaping on the church property. 

21.  A detail of the proposed benches along the multi-purpose path shall be added to the landscape 

plan. 

22.   The applicant shall work with staff on the style of the proposed fence on the church property. 

23.  The height of the proposed fencing shall be labeled and a detail provided. The fence shall 

comply with all applicable zoning requirements. The proposed fence along the property boundary 

with the Church of St. Asaph’s shall contain a gate. The fence shall be setback from the multi-

purpose path a minimum of 18 inches. 

24.  The applicant shall provide a maintenance and operations plan for the greening standard 

amenities. 

25.  The existing privet hedge along St. Asaphs Road shall be trimmed on a regular basis to prevent 

it from growing into the sidewalk. The proposed sections of privet hedge shall be planted a 

sufficient distance off the existing sidewalk. The height of the hedge shall be reduced to four to 

five three (3) feet as directed by staff. 

26.  The plans shall be revised to provide a Township standard tree protection detail. 

27.  A revised landscape plan complying with the applicable portions of the Natural Features Code 

Sections 101-9 and these conditions of approval shall be prepared and sealed by a Registered 

Landscape Architect. The landscape plan shall be subject to the approval of Township staff. 

28.  Details of the multi-purpose path shall be provided and labeled.  

29.  The various sidewalk connections to the multi-purpose path shall be consistent between the 

landscape plan and the site plan. 
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30.  All plant material along St. Asaphs Road shall be located to not grow into the right of way 

when fully mature. 

Pedestrian Circulation: 

31.  The applicant shall add an additional crosswalk from the six-foot-wide multi-purpose 

path to the front of the shopping center.  

32.  The applicant shall work with staff to install low-level security lighting along the multi-

purpose path.  

33.  The applicant shall install a sidewalk around the entire perimeter of the building. 

34.  The plans shall be updated to show the future extension of the multipurpose path along the St. 

Asaphs Road frontage to Belmont Avenue. 

35.  The existing sidewalk along St. Asaphs Road shall be continued the full length of the property 

frontage. 

36.  The applicant shall consider widening the portion of existing sidewalk that connects the public 

sidewalk along St. Asaphs Road with the proposed multi-purpose path to five or six feet. 

27.  If required by the Township, the applicant shall install a sidewalk along the St. Asaphs 

Road frontage of 27 Conshohocken State Road. 

Traffic, Circulation & Parking: 

37.  Deliveries by larger delivery vehicles (i.e. WB 67) shall be restricted during peak traffic 

hours as directed by the Township Engineer. 

38.  Two parking spaces designated for car share services shall be shown on the plan. 

39.  An additional ADA parking space shall be shown within the surface parking lot.  

40.  The required bicycle storage shall be labeled on the plan. A minimum of two bike racks shall 

be provided on the exterior of the building. 

Stormwater Management: 

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

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

42.  The top of grade elevation for the Basin No. 1 outlet structure shown in the plan view detail 

shall be revised to match the elevation shown in the outlet structure detail. 

43.  Geotextile material shall surround the entire seepage bed including the bottom. 

44.  Top and bottom of bed elevation, invert elevations and slope for each basin shown in the 

details shall correspond to that used in the basin storage analysis. 

45.  The impervious square footage amounts draining to Basin No. 2 used in the calculations shall 

be verified to be consistent with the area shown on the plans.  

46.  The on-site limit of disturbance used in the impervious summary table shall be revised to 

match the limit of disturbance shown on the Erosion and Sediment Control Plans. 

47.  The difference in impervious from predevelopment conditions to post development conditions 

shown in the impervious summary table shall be revised to match the difference in impervious 
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used in the calculations. The calculations shall be verified to qualify the impervious shown on the 

plans. 

48.  The type of proposed inlets shall be clarified on the storm tables on Sheet No. 7 so that the 

labels for the type of inlet match the legend. 

Construction Details: 

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 vehicles 

operated by construction workers, material suppliers, product vendors, and all construction trades 

engaged in the project. 

51.  The final design of the stair tread, riser and railings shall comply with the applicable building 

code. 

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

in excess of four (4’) feet. Vehicle surcharge loading shall be included in the analysis if the wall 

is within the influence line of a vehicle travel area. 

53.  If it conforms to Township standards, the six (6) foot wide porous walkway may be excluded 

from the impervious surface allocation if the design conforms to Township standards including 

the following: 

·       The recharge stone shall be noted in the detail to be AASHTO NO. 3 and shall be a 

minimum of nine (9”) inches deep. 

·       The geotextile fabric shall be placed at the sides and bottom of the recharge section. 

·       A design for a porous paver section would need to be provided for review if pavers 

were used. As this walkway is proposed on the adjacent parcel and impervious totals 

are not provided, it is requested that the Township standards be followed for pervious 

materials. 

54.  A metes and bounds description for the proposed sidewalk easement shall be created and 

shown on the plan. The width of the easement shall be dimensioned on the plans. 

55.  A detail shall be provided for the proposed guide rail. 

Utilities: 

56.  Separate permits and approvals shall be obtained from the Public Works Department for the 

sanitary lateral construction. 

Plan Requirements: 

57.  The location of all transformers and utility boxes shall be shown on the Final Plan and shall 

be adequately screened as determined by staff Additional utility improvements resulting in 

material changes to approved plan including but not limited to the loss of required parking, 

changes to circulation patterns or the alteration of the quantity or location of proposed landscaping 

shall require an amendment to the approved plan. 
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Standard Conditions of Approval: 

49.  All proposed signage shall be subject to approval of the Zoning Officer. 

58.  The plans submitted with the building permit shall document the required recreation area or 

the applicant shall pay a fee for any required recreation area not provided. The fee shall be 

submitted at the time the building permit is submitted. 

59.  Per Chapter 92 of the Township Code, since the proposed residential building is proposed to 

have more than 45 units, an on-site manager shall be provided. 

60.  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. 

61.  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. Lighting shall be designed to shield the 

source of illumination and to prevent glare on adjacent properties. The location, fixture type, 

wattage, means of control and pole height shall be indicated. 

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

Standard 90.1. 

63.  All existing and proposed transformers shall be shown on the Final Plan and shall be enclosed. 

A detail of the fence/enclosure shall be provided on the Final Plan. 

64.  All trash dumpsters shall be located within the building. 

65.  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 approval by the 

Board of Commissioners. 

66.  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. 

67.  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). 

68.  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. 

69.  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. 

70.  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 
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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. 

71.  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. 

 

PRELIMINARY LAND DEVELOPMENT PLAN 

 

206-216 Bala Avenue & 5-9 N. Highland Avenue, Bala Cynwyd, LD# 3792, Ward 9. 

 

The Planning Commission considered a Preliminary Land Development Plan dated December 4, 2017, last revised 

January 19, 2018, prepared by Yohn Engineering showing the demolition of all existing buildings, consolidation 

of five lots to create a 57,939-sq. ft. (1.33 acre) lot and construction of a new five-story mixed-use building with a 

36,836-square foot footprint containing 6,650 square feet of ground floor retail along Bala Avenue and 83 

apartments. The proposal includes two levels of structured parking accessed from vehicular driveways from Bala 

Avenue and N. Highland Avenue.  

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

Planning Commissioner Mathews asked staff to summarize the changes to the plan since the Planning 

Commission’s review of the Tentative Sketch Plan.  

Ms. Dierks reviewed changes to the plan and the outlined the public engagement process that the applicant and the 

Ward Commissioner initiated.  

Planning Commissioner Vale asked the applicant if they are agreeable to staff’s recommended conditions of 

approval and to elaborate on the future of the property at 202 Bala Avenue.  

Ken Aaron, attorney for the applicant, stated that the applicant has determined that 202 Bala Avenue was unable 

to be integrated in the current proposal and that the applicant intends to continue to use the building and preserve 

it, but has not finalized plans for the property.  

Planning Commissioner Mathews asked the applicant to clarify the layout for the parking garage. 

Discussion ensued regarding circulation within the site and the operation of the garage.   

Sara Petratov Schuh, Landscape Architect, provided an overview of the landscape design. 

Jeff Falcon, resident of Bala Cynwyd, stated that Bala Cynwyd residents do not want 5-story apartment buildings 

constructed and that the proposed development will not revitalize Bala Village.  

Kathleen Abplanalp, Lower Merion Conservancy’s Director of Historic Preservation, spoke to the need to preserve 

the historic resources within Bala Village. She commended the applicant for recognizing the importance of the 202 

Bala Avenue building and urged the applicant to make a real commitment to preserving the building in perpetuity.  

Alissa Diamine, Conshohocken State Road, stated that she would like to emphasize the importance of meaningful 

pedestrian safety improvements. 

Planning Commissioner Ross stated that he recommends that the applicant consider providing office space on the 

second floor of the structure, above the retail. He stated that it seems that office space appears to be disappearing 

throughout the Township.  

Planning Commissioner Vale made a motion to approve the requested relief of the following code provisions: 
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• Stormwater Management & Erosion Control Code Section 121-4.A.1.b & 121-6.D.6, to not 

document and control the during construction peak rate runoff. 

• Natural Features Code Section 101-9, to provide some of the minimum amount of required plant 

material off-site. 

 

Planning Commissioner Ross seconded the motion. 

 

All members were in favor and the motion carried. 

 

Planning Commissioner Mathews made a motion to recommend approval of the Preliminary Land Development 

Plan subject to the discussed conditions of approval. 

 
Planning Commissioner Vale seconded the motion.  
 
All members were in favor and the motion carried. 

 

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated February 2, 2018 shall be incorporated by reference into 

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

 

Architectural Elevations/Site Design: 

 

2. The proposed building shall be constructed substantially as shown on the elevations prepared by Bernardon 

dated December 4, 2017, last revised January 19, 2018, and shall be constructed in compliance with the 

Architectural Design Standards in Zoning Code Section 155-219.F.4. 

 

3. 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). 

 

4. The mean grade of the structure shall be calculated and shown on the Final Plan. The architectural plans 

shall be coordinated with and shall comply with the grading proposed with this application.  

 

5. The applicant shall utilize the services of an architectural salvage or deconstruction company, to preserve 

or recycle building materials on the existing structures, including but not limited to stone, brick, and wood. 

Architectural details such as windows and interior and exterior details including but not limited to fixtures 

and any wood, glass and metalwork of quality and good condition shall be salvaged. The applicant shall 

provide documentation to planning staff indicating how this condition will be met. 

 

6. The applicant shall explore ways to incorporate the existing stone, brick, and tile work? in the proposed 

structure, landscape walls and features. 

 

7. The trellis shown adjacent to the northwest property line shall be attached to the building and shall be 

subject to the approval of the Township Zoning Officer. An alternative structure may be proposed if it 

meets both the minimum and maximum side yard setback as determined by the Township Zoning Officer.  

 

8. The applicant shall provide photographic documentation of the exteriors of the buildings to be demolished 

to the Township. 

 

Landscape Plan/Streetscape: 
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9. The applicant shall comply with the Greening Standards in Subdivision & Land Development Code 

Section 135-41.4.  

 

10. A revised landscape plan complying with Natural Features Code Section 101-9 and conditions herein shall 

be prepared and sealed by a Registered Landscape Architect and submitted with the Final Plan.  

 

11. If any required plant material cannot be reasonably accommodated on-site as determined by staff, it shall 

be provided off-site.  

 

12. The species of each individual plant type shall be included on landscape plan sheets L0.0 and L3.0.  

 

13. The applicant shall work with staff on the species of plant material so that underground utilities, overhead 

wires and salt tolerance are considered.  

 

14. The applicant shall work with staff to confirm that any portion of the above-ground parking garage visible 

from adjoining properties and the right of way is sufficiently landscaped and adequately screened. 

 

15. A maintenance and operations plan shall be submitted for the proposed landscaping, street furniture and 

other amenities installed as part of this project. 

 

16. A sign shall be provided at the entrance to the civic space to identify it as a public space.  

 

17. The applicant shall grant an easement to the Township allowing public access to the civic space. The 

language of the easement shall be subject to the approval of the Township Solicitor. 

 

18. The applicant shall work with staff to ensure that an appropriate mix of evergreen and deciduous plant 

material is provided in the buffer areas.  

 

19. The applicant shall explore providing streetscape improvements along the frontage of 202 Bala Avenue, 

including street trees along the entire N. Highland Avenue frontage and potted plants or window boxes 

along Bala Avenue frontage.  

 

Traffic, Circulation & Easement Access:  

20. The trip distribution percentages in the traffic study on Figure 2-3 to/from Union Avenue shall be 

confirmed. 

 

21. The applicant shall investigate obtaining an easement over 10 Montgomery Avenue to allow informal 

pedestrian access from Hardie Way to Bala Avenue.   

 

22. A striped crosswalk and ADA ramps shall be provided at the intersection of Heather Road and N. Highland 

Avenue.   

 

23. Parking spaces within the retail garage level shall be adjusted/removed to allow for adequate circulation 

or to create a turn-around area for use when all parking spaces are full. 

 

24. A detectable warning surface shall be shown in the sidewalks adjacent to the crossing of the driveways.  

A detail shall be provided on the plan. 

 

25. A PennDOT Highway Occupancy Permit shall be obtained for the work in the right-of-way of Bala 

Avenue. 



12 
 

 

Construction Details & Coordination: 

26. Concrete sidewalk shall be shown and clearly noted to cross the drive at grade. The width shall be clearly 

dimensioned on the plan. 

 

27. The construction entrance location shall be coordinated with the installation of utilities as it may require 

temporary relocation outside of the area for the proposed service utilities. 

 

28. Adequate maneuverability for passenger cars and delivery/service vehicles shall be more fully documented 

in the garage at the loading area and at the access drives. The radii at the driveway access/egress locations 

shall be labeled on the plan. On-street parking that prevents acceptable maneuverability shall be removed 

as directed by the Township Engineer.   

 

29. A detail of the retaining wall shall be provided that is sufficient for review and installation. Additional top 

and bottom of wall elevations shall be provided. Calculations shall be provided for wall heights exceeding 

four (4’) feet. 

 

Stormwater:  

30. All HDPE pipe shall be further specified as smooth interior. 

 

31. All inlets in non-paved areas shall be graded in a twelve (12”) inch sump condition to increase the 

efficiency of runoff collection. This shall include the temporary grading condition. Spot elevations shall 

be added to the plan to clarify grading. 

 

32. 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.   

 

33. A modified structure shall be provided for replacement of or modification to the existing inlet receiving 

the basin outflow connection and a detail shall be specified on the plan. The existing inlets shall be noted 

to be repaired/replaced as applicable. 

 

34. The existing inlets shown on the plan shall be numbered for reference. 

 

35. The permanent stormwater management system shall be designed for full code compliance and be installed 

and made operational as soon as possible in the construction sequence. 

 

Utilities:  

36. The proposed gas lateral shall be shown to tie into the existing gas main. 

 

37. The location of existing storm sewers shall be provided. The size, slope, and material of all storm sewers 

within two hundred (200’) feet of the property shall be indicated.  

 

38. 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. 
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Standard Plan Conditions:  

39. The allowable and proposed impervious coverage and building coverage listed in the zoning table shall be 

consistent with the calculations and tabulations on the plan. 

 

40. Documentation for the Transit Facility Improvement Floor Area Ratio (FAR) bonus and the Off-Site 

Traffic Improvement (OSTI) FAR bonus shall be provided if a fee in lieu is not used.   

 

Standard Conditions of Approval: 

41. Per Chapter 92 of the Township Code, since the proposed residential building is proposed to have more 

than 45 units, an on-site manager shall be provided. 

 

42. A deed of consolidation shall be recorded subsequent to the recording of the Final Plan.  

 

43. 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. 

 

44. 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. 

 

45. The plans submitted with the building permit shall document the required recreation area or the applicant 

shall pay a fee for any required recreation area not provided. The fee shall be submitted at the time the 

building permit is submitted.  

 

46. 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.  

 

47. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.  

 

48. 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. 

 

49. 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.  

 

50. 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). 

 

51. A copy of the revised plan shall be submitted with any changes highlighted. A letter shall also be provided 

with the revised plan indicating how each requested revision has been addressed in the re-submission. 
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52. 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. 

 

53. 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. 

 

54. 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.  

 

55. 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 Board approved the following relief: 

• Stormwater Management & Erosion Control Code Section 121-4.A.1.b & 121-6.D.6, to not 

document and control the during construction peak rate runoff. 

• Natural Features Code Section 101-9, to provide the minimum amount of required plant material  

off-site. 

 

DISCUSSION - PRELIMINARY LAND DEVELOPMENT PLAN 

 

15 Kings Grant Drive, Bala Cynwyd, LD# 3801, Ward 9. 

Proposal to construct a one level parking structure, which will be accessed at grade from Kings Grant Drive and 

will be elevated over top of existing surface parking located on the side and rear of the existing building.  

Mr. Leswing presented the proposal and explained the outstanding issues related to the plan. 

Planning Commissioner Ross stated that the applicant should consider the removal of the surface parking area in 

the front of the structure.  

Mr. Leswing spoke of the requirements and the intent of the City Avenue District.  

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.  

 


