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                                                                    May 7, 2018 Planning Commission Meeting Minutes 

Members present: Charlie Howland, Tony Vale, Harriet Ruffin, George Ross, Tim Mathews, 
Sean Whalen and Scott France 

Staff present: Chris Leswing, Andrea Campisi and Kevin Bowers 

April 2, 2018 Planning Commission Meeting minutes  

Planning Commissioner Howland made a motion to recommend approval.  

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried.  

SECOND STAGE PLAN 

1331 Club House Road, Gladwyne, Ward 2, SD# 3630L1 

The Planning Commission considered a Second Stage Plan. The Plan prepared by Momenee, 
Inc., dated November 20, 2017, last revised April 20, 2018 shows the construction of a single-
family dwelling with a 4,000-sq. ft. footprint, driveway and pool.  
 
Ms. Campisi presented the proposal and reviewed the plan. She recommended one additional 
condition as follows: Buffer plantings around the perimeter of the overall development shall be 
replaced as directed by Township staff.  

Mr. Broseman responded to the new condition and asked for the addition of the following 
language – “as needed to bring the plans into compliance with applicable requirements.”  

The additional language was acceptable to staff and the Planning Commission.   

Amy Ferracci, a resident adjacent to the development, said that approximately 50% of the trees 
that were planted in the required buffers have died. She said the applicant cleaned the 
preservation area where they wanted to but they neglected a portion of the property.  

Mr. Leswing said there is a dispute with regard to the property line and the applicant was likely 
gun shy as to how far into the property to go with the clean-up.  

Discussion ensued.  

Ms. Ferracci was also concerned about a tree hanging over the property line and asked who is 
watching out for the neighbors.  

Planning Commissioner Howland made a motion to recommend approval of the application as 
amended with the inclusion of the new condition as modified by the applicant and a new 
condition 5.  

All members were in favor and the motion carried.  
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The Planning Commission recommended approval subject to the following conditions: 

Township Engineer’s Review: 
 
1.     The Township Engineer’s review letter dated April 27, 2018 shall be incorporated by 
reference into these conditions of approval except where inconsistencies exist in which case 
these conditions shall prevail. 
 
Architectural Elevations: 
 
2.     The proposed house shall be constructed substantially as shown in the architectural 
elevations prepared by Neil Rambert with regard to mass, scale and materials. The elevations 
shall be revised to include a list of all proposed materials and submitted with the grading permit 
application. 
 
3.     The architectural plans shall be coordinated with and shall comply with the grading 
proposed with this application. 
 
Landscape Plan: 
 
4.     The applicant shall install a low wall or hedge along the perimeter of the circular driveway 
to reduce headlight glare on adjacent properties. 
 
5.     Buffer plantings around the perimeter of the overall development shall be replaced as 
directed by Township staff as needed to bring the plans into compliance with applicable 
requirements. 
 
6.    The landscape plan utilized for the overall development shall be that prepared by Glackin 
Thomas Panzak dated March 14, 2011, last revised September 27, 2016. 
 
Stormwater Management: 
 
7.     Revised pipe capacity calculations of the eight (8”) inch and twelve (12”) inch conveyance 
lines for the entire subdivision shall be submitted to accommodate the increased impervious 
surface. The calculations must be verified by the Township Engineer. Drainage area maps shall 
be provided for all pipes analyzed. 
 
Construction Details: 
 
8.     An As-Built Plan shall be submitted certifying the amount of impervious surface on the lot 
prior to finalization of the grading permit. 
 
9.     The installation of the construction entrance shall be coordinated with the installation of the 
proposed sanitary lateral in the area of the entrance. 
 
10.     A separate permit shall be obtained for the pool. The pool, equipment, and enclosure shall 
comply with the 2009 IRC, Appendix G. The pool equipment, enclosure, and self-closing gate 
shall be clearly shown on the plan. 
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Standard Conditions of Approval: 
 
11.  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. 
 
12.  The proposed home shall have an approved address number placed in a position that is 
plainly legible and visible from the street 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). 
 
13.  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. 
 
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. 
 

WAIVER OF LAND DEVELOPMENT PLAN 

134 Bryn Mawr Avenue, The Goddard School at St. Matthias, Bala Cynwyd, W-18-001 

The Planning Commission considered a Waiver of Land Development Plan. The Plan prepared 
by Momenee, Inc. dated February 5, 2018 last revised April 20, 2018 shows the removal of two 
rows of parking spaces and a drive aisle and the installation of a playground, widening the 
sidewalk entrance into the existing school building and providing ADA access. 

Mr. Leswing presented the proposal and reviewed the issues memo. He recommended the 
Planning Commission add a new condition to deal with the existing bamboo that exists along the 
side and rear properties as follows: All bamboo and noxious weeds shall be removed from the 
property. If the bamboo is migrating onto the property from an adjoining property, a barrier shall 
also be installed to prevent the bamboo from further encroachment.   

The Planning Commission recommended adding the following additional language to staff’s 
proposed condition: “to prevent migration and regrowth of the bamboo.” 
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George Broseman, Esquire, was present for the applicant. He wished to discuss condition 6 
which requires a board on board fence. He asked that this condition be deleted since condition 
seven addresses the concern. He also asked the Planning Commission to modify condition 7.  

Mr. Leswing suggested the applicant target the areas where the externalities are, such as where 
the playground is located, to determine which views should be shielded from the neighbors.  

Planning Commissioner Vale asked Mr. Leswing if he is comfortable working the issue out 
down the road rather than deciding it tonight.  

Mr. Leswing said yes.  

Planning Commissioner Ross asked Mr. Broseman if he spoke to the neighbors.  

Mr. Broseman said he also represented the Bala House who was considering moving into the 
school before the Goddard School, and we met with the Neighborhood Club of Bala Cynwyd 
(NCBC) and the neighbors. Mr. Broseman stated that David O’Brien held the same meeting with 
the neighbors and the NCBC to introduce themselves. He noted that extensive outreach was 
undertaken which is why there is not a big crowd here tonight. He asked that condition 17 be 
amended to exclude comment B-13 which requires the crosswalks at the intersection to be 
refurbished. He explained that the crosswalks were recently refurbished by the Township.  

Discussion ensued as to whether the applicant should be required to review the entire buffer.  

Planning Commissioner Mathews suggested deleting condition 6 and leaving condition 7 as is.  

Planning Commissioner Mathews made a motion to grant approval of all relief required as noted 
below:  
 Subdivision & Land Development Code Section 135-7A, to not provide a Tentative Sketch 

Plan. 
 Subdivision & Land Development Code Section 135-10A(3), to not provide a Preliminary 

Land Development Plan. 
 Subdivision & Land Development Code Section 135-13, to not provide a Final Plan. 
 
Planning Commissioner Whalen seconded the motion.  
 
All members were in favor and the motion carried.  
 
Planning Commissioner Mathews made a motion to recommend approval of the application 
including the removal of condition 6 and adding new language to condition 7 as noted above, the 
change to condition 17 as requested by the applicant and the new condition related to bamboo as 
recommended by staff. 
 
Planning Commissioner Whalen seconded the motion.  
 
All members were in favor and the motion carried.  
 
The Planning Commission recommended approval subject to the following conditions:  
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Zoning Hearing Board: 
 
1.     The Zoning Hearing Board order shall be listed on the plan and the applicant shall comply 
with any conditions imposed. 
 
Landscape Plan: 
 
2.    All bamboo and noxious weeds shall be removed from the property. If the bamboo is 
migrating onto the property from an adjoining property, a barrier shall be installed to prevent the 
bamboo from further encroachment and to prevent migration and regrowth of the bamboo.  
 
3.     The applicant shall add a minimum of one deciduous shade tree to the playground. 
 
4.     The plan shall be updated to accurately reflect the location, size and species of existing 
street trees. The applicant shall provide additional street trees to fill in any gaps along the 
existing street frontage as required by Subdivision and Land Development Code Section 135-30. 
 
5.     The species of the street trees shall be subject to the approval of the Shade Tree 
Commission. 
 
6.     All existing street trees shall be devined. 
 
7.     The applicant shall work with staff to identify areas where existing buffer plantings require 
replacement as well as to identify areas were additional buffer plantings and/or fence 
segments can be accommodated along the side and rear property boundary adjacent to the school 
building. 
 
Stormwater Management: 
 
8.   If the existing Township inlet near the access to the southernmost one-way entrance drive is 
damaged it shall be inspected and repaired/reinforced if/as directed by the Township. 
 
9.    Clarification of the detail for the trench drain that will be used if it is determined that the 
existing drains cannot be repaired and must be replaced shall be provided. A note shall be added 
to the plan indicating that the trench drain shall be replaced as approved/directed by the 
Township. 
 
Traffic & Circulation: 
 
10.  The right-angle spaces adjacent to the play area are recommended to be revised to slightly 
angled spaces to better define the one-way circulation and improve efficiency/maneuverability 
for the spaces. 
 
11.  The one-way aisle at the end of the center parking module shall be reduced in width and a 
return aisle shall be provided near the one-way exit/access drives to improve recirculation 
through the site. This shall be performed provided the maneuverability diagrams do not indicate 
any conflicts and it does not result in the elimination of any parking spaces. 
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12.  A post development traffic study of the pick-up/drop-off operation shall be conducted. If a 
queuing condition is observed that is determined to be unacceptable to the Township, mitigation 
measures shall be implemented as necessary to create an acceptable operation which may include 
items such as staggering schedules of drop-off/pick-ups, additional staff actively directing 
vehicle parking operation, improved directional signage and parent education/instruction of the 
required operation. 
 
Construction Details: 
 
13.  A detail of the porous play surfaces shall be provided on the plan. 
 
Standard Conditions of Approval: 
 
14.  If any new lighting is proposed, a lighting plan shall be submitted with the grading permit 
application. 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. 
 
15.  The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE 
Standard 90.1. 
 
16.  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. 
 
17.  The Township Engineer’s review letter dated April 27, 2018 shall be incorporated by 
reference into these conditions of approval except for item B-13 and except where 
inconsistencies exist in which case these conditions shall prevail. 
 
18.  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). 
 
19.  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. 
 
20.  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. 
 
21.  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 
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the Township for such fees which remain unpaid for a period of 30 days may be recorded against 
the property as a municipal lien. 
 
22.  The property owner(s) shall comply with all federal, state and applicable Lower Merion 
Township ordinances and laws regardless of specific mention herein. 
 
In addition, the Planning Commission recommended approval of the following relief:  
 
 Subdivision & Land Development Code Section 135-7A, to not provide a Tentative Sketch 

Plan. 
 Subdivision & Land Development Code Section 135-10A(3), to not provide a Preliminary 

Land Development Plan. 
 Subdivision & Land Development Code Section 135-13, to not provide a Final Plan. 

 

PRELIMINARY SUBDIVISION PLAN 

314 River Road, Gladwyne, SD# 3804, Ward 2 

The Planning Commission cconsidered a Preliminary Subdivision Plan. The plan prepared by 
Momenee, Inc. dated January 19, 2018, last revised April 16, 2018 shows the subdivision of a .5-
acre lot into two new lots and the construction of two, new single family detached dwellings 
served by a common driveway.  
 
Mr. Leswing presented the proposal and reviewed the issues memo. He recommended adding a 
new condition addressing the applicant’s requirement to pay for sewer connections and liens held 
by the Township. 
 
David Falcone, Esquire, was present on the applicant’s behalf. He asked that the new condition 
be modified to only apply to the lots that are under the control of his client.  
 
Planning Commissioner Mathews asked who has weighed in on the depth to width ratio of the 
proposed lots so far.  
 
Mr. Leswing said it has been quiet with regard to that issue.  
 
Planning Commissioner Howland made a motion to recommend approval of the following 
waivers: 

A. Subdivision & Land Development Code Section 135-35A, to allow lots whose depth is 
greater than 2.5 times their width.   

B. Natural Features Code Section 101-5.C, to grade in slopes 25% and greater.  
 
Planning Commissioner Whalen seconded the motion.  
 
All members were in favor and the motion carried.  

Planning Commissioner Howland made a motion to recommend approval of the plan subject to 
the conditions as presented as amended by staff and amended and revised by the applicant.  
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Planning Commissioner Whalen 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 April 27, 2018 shall be incorporated by 
reference into these conditions of approval. 
 
Landscape Plan: 
 
2.     A revised landscape plan complying with the Natural Features Code Sections 101-9, 101-
5B and conditions herein shall be prepared and sealed by a Registered Landscape Architect and 
submitted with the Final Plan. 
 
3.     The applicant shall provide native or non-invasive adapted plant species on the Landscape 
Plan. 
 
4.     The wooded lot calculations shall be subject to the approval of the Township Arborist. The 
total number of trees removed and impacted by the proposed construction shall be listed. 
 
5.     The applicant shall consult with the Shade Tree Commission on the selection of the 
proposed street trees. 
 
Architecture: 
 
6.     The proposed homes shall be constructed substantially as shown on the architectural 
elevations prepared by F.L. Bissinger dated November 16, 2017, last revised March 15, 2018, 
with the exception of any changes required by these conditions of approval.  
 
7.     The mean grade of the structures 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. 
 
Sidewalks: 
 
8.     A five-foot-wide sidewalk shall be installed along the frontage of 310, 312 and 314 River 
Road. 
 
Utilities: 
 
9.     The applicant shall settle any outstanding property sewer connections or other 
miscellaneous liens held by the Township that apply to the lots under his control. 
 
10.     The location of all existing utilities shall be shown on the plan from the structure to the 
mains.  
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11.  Separate permits and approvals shall be obtained for the grinder pump and force main. 
 
12.  It shall be clearly noted on the plans where existing utilities are to be disconnected and 
removed. 
 
Construction Details: 
 
13.  All construction-related vehicles shall be parked on site or at a remote site. No construction-
related vehicles may park on River Road. This includes vehicles operated by construction 
workers, material suppliers, product vendors, and all construction trades engaged in the project. 
 
14.  A detail of the proposed retaining walls shall be provided. Calculations shall be provided for 
wall heights exceeding four (4’) feet. Vehicle surcharge loading shall be considered as required. 
 
15.  A Highway Permit shall be obtained from the Public Works Department for the proposed 
driveway work. The right-of-way shall be clearly labeled on the plan. 
 
Plan Requirements: 
 
16.  Permits/permission shall be obtained if/as required from the PA DEP/Army Corps of 
Engineers for any work performed in the floodway of the Schuylkill River. 
 
17.  The applicant shall coordinate with Township Planning staff to ensure that the most recent 
Township and FEMA Floodplain lines are shown on the plan. 
 
18.  The plan shall be revised to show all existing and proposed fences and walls. 
 
Demolition: 
 
19.  The applicant shall document compliance with the notification requirements of the Federal 
Asbestos National Emission Standards for Hazardous Air Pollutants (NESHAP) and shall submit 
an Asbestos Abatement and Demolition/Renovation form to the Pennsylvania Department of 
Environmental Protection and the EPA at least 10 days prior to commencing demolition. Copies 
of these documents shall be provided to the Township prior to the issuance of a building permit. 
 
20.  The applicant shall submit a demolition plan with the Final Plan. The demolition plan 
shall indicate how dust and other air particles will be controlled, the procedure for 
demolishing the buildings and how the demolished building materials will be removed from 
the site. If asbestos or any other regulated hazardous material exists within the building, it 
shall be removed and certifications to that effect shall be filed with the Pennsylvania 
Department of Environmental Protection. Notice of demolition shall be provided by posting 
of the site at least seven days in advance of the proposed demolition. 
 
21.  During demolition of the existing structure the applicant shall ensure that the contractor 
takes appropriate measures to minimize dust at all times during active demolition. Multiple hoses 
and/or a water truck shall be provided on site to continually spray the building during demolition. 
The demolition plan shall include the specific water measures to be used to reduce the dust 
during demolition. 
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Standard Conditions of Approval: 
 
22.  Second Stage Plan approval shall be obtained from the Planning Commission and Board of 
Commissioners for Lots 1 and 2 if there are any significant changes as determined by staff. If 
Second Stage Plans are required, approval shall be obtained prior to the issuance of any permits. 
 
23.  New deeds shall be recorded for both lots after the Final Plan has been recorded. The 
following restrictions, to be verified by the Building and Planning Department, shall be placed in 
all deeds: 
·       The continued operation and maintenance of all stormwater management facilities are the 
responsibility of the property owner. 
 
24.  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. 
 
25.  The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE 
Standard 90.1.   
 
26.  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.  
 
27.  New 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). 
 
28.  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. 
 
29.  The Final Plan, complying with all 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. 
 
30.  The owner will make payment of fees and expenses of the Township’s professional 
consultants who perform services on behalf of the Township with respect to these plans and the 
work contemplated thereunder and will establish and maintain with the Township those escrows 
for the payment of such fees required by Township Code. Owner agrees that any statement from 
the Township for such fees which remain unpaid for a period of 30 days may be recorded against 
the property as a municipal lien. 
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31.  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. 
 
32.  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: 

 
 Subdivision & Land Development Code Section 135-35A, to allow lots whose depth is 

greater than 2.5 times their width.   
 Natural Features Code Section 101-5.C, to grade in slopes 25% and greater.  

 
PRELIMINARY SUBDIVISION PLAN 
 
501 & 507 Old Lancaster Road, Haverford, 3806 & 3806C, Ward 4  
 
The Planning Commission considered a Preliminary Subdivision Plan. The Plan prepared by 
Momenee, Inc. dated February 27, 2018, last revised April 19, 2018 shows the demolition of the 
existing row of 11 garages and existing two-story utility building; subdivision of the two existing 
lots into four new lots; preservation of the existing homes on 507 Old Lancaster Road with the 
white clapboard home to remain on Lot 1 with the construction of a detached garage and new 
driveway and the brown shingled home to be relocated onto Lot 4 with the construction of an 
addition to the house, a two-car detached garage and new driveway; construction of two new 
single family semi-detached dwellings on Lots 2 & 3 with two-car garages and two new 
driveways; and the construction of four stormwater management systems. 
 
Mr. Leswing presented the proposal and reviewed the issues memo.  
 
Planning Commissioner Ross stated that the sidewalks from the front door of the proposed 
homes should lead to the sidewalk rather than the driveway.  
 
John Ryan, attorney for the applicant, Mike Main, was present, with his client. 
 
Mr. Main responded to the comments about the curb cuts for the driveways. He said the existing 
parking lot that services the commercial establishment is over 150 feet of black top and will be 
removed. He was adamantly opposed to having a huge communal porch on the two twin homes. 
He said he feels the large porches add to the mass of the homes instead of detracting from it.  
 
Discussion ensued as to whether the applicant could afford to only construct one single family 
home rather than the two twins proposed.  
 
Mr. Ryan indicated that the Commissioners have already approved the concept of this proposal. 
 
Mr. Leswing said that is a mischaracterization of the process to date.  
 
Mr. Ryan disagreed with Mr. Leswing.  
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Discussion ensued as to whether the applicant has met his burden to demonstrate that the 
proposal is necessary to preserve the historic resources.  
 
Planning Commissioner Whalen said the Planning Commission is body that is bound by the 
Township Code. He said we have before us a recommendation that has been forwarded to us 
from a lower body and until we have some true economic data which you have presented to that 
other body we cannot make a recommendation tonight.  

Mr. Main said in this business you take your land costs and divide the number of units into the 
land cost which makes the land cost less for each prospective lot. He said he is not the land 
owner and we have approached the land owner to see if he would reduce the price of the property 
so that we could reduce the number of units to three and he said no.  

Planning Commissioner Whalen asked Mr. Main to define “x” and “y” in the calculation above.  

Planning Commissioner Ruffin asked why there is such an awkward angle on the driveway on 
Lot 3.  

Discussion ensued as to the layout of the proposal and possible further modifications.  

Mr. Ryan wished to address condition no. 4. He said he believes that the Zoning Officer 
previously determined that the plan is acceptable and that this comment is not required.  

Mr. Ryan asked that the application be tabled until he can provide a markup of staff’s proposed 
conditions of approval.  

Mr. Main indicated that each lot will sell for a minimum of $800,000. He said the cost is 
$250,000-300,000 per lot even before the house is proposed. He said he is not at liberty to 
divulge the price of the property.  

Mr. Ryan said we submitted financial information to HARB as to the cost to relocate the home.  

Public Comment 

Mary Leonard, 511 Old Lancaster Road, said she has been in discussions with the attorney and 
Mr. Main since last October. She said she received an email earlier this evening from the 
applicant regarding a settlement in principle and I am here to say that I do not oppose this 
development. She drew the Planning Commission’s attention to condition 26 and asked about 
replacement of plant material that dies as a result of the installation of the retaining wall.  

Ms. Campisi indicated that condition 19 addresses that concern. 

Ms. Leonard asked that construction noise end at 9 p.m.  

John Scullin, 557 Barrett Avenue, expressed support for the project. He said this site is an 
eyesore to the neighborhood and the property continues to deteriorate. He said it would be 
unfortunate for it to continue as a commercial property.  
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Hala Imms, Barrett Avenue, wished to discuss the porches. She said not all homes have the same 
size porch which is characteristic of the neighborhood. She said she lives in a home with a full-
sized porch which is sometimes good and sometimes not. She said a full-sized porch limits the 
amount of light that enters the first floor.  

Mr. Ryan submitted letters from Suzanna Barruco and Fred Bissinger, the project historic 
preservationist and project architect. Ms. Barucco said the existing porch on the single-family 
home on Lot 1 is a full width porch. She felt a full width porch on the twins is out of character 
with the street.   

Mr. Bissinger felt the basic issue is there is someone willing to build the houses at his expense 
and it is his judgement call as to have two separate entrances rather than one all the way across 
as it is more marketable.  

Planning Commissioner France asked why did the design change dramatically over what was 
submitted to HARB.   

Planning Commissioner Mathews does not feel strongly about the porches either way and said 
the applicant has the right to design them the way he sees fit. He said this is yet another 
application where they are trying to squeeze too much into too small of a space and it is apparent 
in all of these conditional use changes to the setbacks. He said he does not think the Code allows 
these setback changes to the non- historic lots but the Township Solicitor has weighed in on that. 
He said the garage on Lot 1 does not have to be all the way back on the lot. He asked the 
applicant to think about how much relief he is asking for and whether he can justify the garage 
on Lot 1 being so far back as well as the garage on Lot 3.  

Planning Commissioner Ross thinks that the street frontage concerns expressed by staff are very 
real. He feels it is a mistake to install the driveway on Lot 1 so close to the house and would like 
to see the sidewalks connect directly to the public sidewalk. He questioned why the garage is so 
close to the house on Lot 4 and recommended moving it as far to the right as possible to 
maximize the rear yard. He also recommended removing the fake gables on the front of the twins 
to make them distinct and make it look like one house or like two separate houses. He said 
gables should have glass in them. He hoped that the dormers on the garages are real. He felt that 
the dormers look completely out of proportion with the other houses in the neighborhood. He 
understood the issue of privacy and recommended making them five to eight feet wider so they 
have more presence. He said the importance of porches in these kinds of neighborhoods is to 
allow people to be outside in the public realm.  

Planning Commissioner Ruffin agreed with the comments made by Planning Commissioner 
Ross but said the ones that resonate the most have to do with the driveway for Lot 1 and the 
potential for a shared driveway between Lots 1 and 2. She also questioned whether the garage for 
Lot 1 needs to be as far back as it is located. She understands that they shade the homes.  

Planning Commissioner Ross pointed out that the homes are south facing. 
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Planning Commissioner Ruffin agreed and said that minimizes the issue.  

Planning Commissioner Howland agreed with everything Planning Commissioner’s Ross and 
Ruffin said. He was agreeable with all of the conditional use requests as the property is very 
constrained but was struggling with the porches which he felt on Lots 2 and 3 appear stuck on. 

Planning Commissioner Vale said he would prefer to see a single-family home on Lots 2 and 3 
and a shared driveway between Lots 1 and 3. He said the two car garages are a significant 
change from what is currently in the neighborhood.  

Planning Commissioner Whalen was favorably disposed to the plan in general although he said 
he would like to see some refinement around the edges.  

At the applicant’s request, the application was tabled.  

PROPOSED ORDINANCE  

The Planning Commission considered an amendment to add 501 & 507 Old Lancaster Road, 
Haverford, to the Historic Resource Inventory as Class II resources.  

The Planning Commission tabled taking action on this item.   

PRELIMINARY SUBDIVISION & CONDITIONAL USE PLAN 

1010 Spring Mill Road, Villanova, Ward 6, SD# 3751  

The Planning Commission considered a Preliminary Subdivision Plan. The plan dated April 20, 
2015, last revised December 5, 2017, prepared by Momenee, Inc. shows the subdivision of the 
existing 12.8-acre lot into four (4) new lots. 

Ms. Campisi presented the proposal for this application as well as the Preliminary Lot Line 
Change Plan for 1401 Morris Avenue together since the properties are adjacent to each other and 
were submitted by the same applicant.  

George Broseman, the applicant’s attorney, was present.  

David Hoffman, stated that the carriage house could be a guest house for his residence. He said 
the shape of the property allows for a walking path from his residence to the carriage house and 
also protects trees.  

Planning Commissioner Ross asked why he is doing this.  

Mr. Hoffman said to combine all of the lots that have been conserved into my main property. He 
said his property is private and this preserves the privacy of the lot. He said he is putting the 
other lots on other more saleable sized properties so that they can be rented out.  

Mr. Broseman asked that his client not have to provide certain items required in the Township 
Engineer’s review letter.  
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Kevin Bowers said waivers are needed if the information is not to be provided.  

Planning Commissioner Vale disclosed that he is on the board of the Lower Merion Conservancy 
and feels that he can be impartial with respect to the application.  

Mr. Leswing said with regard to condition 3, a Maintenance and Operations Plan is required so 
that condition cannot be deleted.  

Discussion ensued. 

 Planning Commissioner Vale made a motion to recommend approval of the following waivers: 
A. Subdivision & Land Development Code Section 135-41.1, to not provide a fire hydrant.  
B.  Subdivision & Land Development Code Section 135-41.1, to not provide a fire hydrant.  
 
Planning Commissioner Mathews seconded the motion.  
 
All members were in favor and the motion carried.  

With regard to the Conditional Use and Subdivision applications, Planning Commissioner 
Mathews made a motion to recommend approval as set forth above.  

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried.  

The Planning Commission recommended approval of the conditional use application to subdivide 
the property at 1010 Spring Mill Road pursuant to the requirements of the underlying residential 
district (R-A) rather than the Open Space Preservation District, pursuant to Zoning Code Section 
155-144. 

The Planning Commission recommended approval of the Preliminary Subdivision Plan to 
subdivide 1010 Spring Mill Road, a 12.8-acre lot, into four (4) lots subject to the conditions 
below.  
 

Township Engineer’s Review: 
 

1. The Township Engineer’s review letter dated April 27, 2018 shall be incorporated by 
reference into these conditions of approval except where inconsistencies exist in which 
case these conditions shall prevail. Comment B.11’s requirement for Planning Module 
approval or exemption being obtained prior to Final Plan approval may also be addressed 
by providing an indemnification satisfactory to the Township.  

 
Conditional Use: 

 
2. The applicant shall obtain conditional use approval and shall comply with any conditions 

imposed. The conditional use conditions shall be listed on the Final Plan.  
 

3. A Maintenance and Operations Plan for the preserved land shall be submitted with the 
Final Plan.  
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4. A copy of the Lower Merion Conservancy’s inspection reports for the conserved land 

shall be provided to the Township. 
 

Historic Buildings: 
 

5. The applicant shall submit an application to the Township to add the coachman’s inn on 
Lot 4 and the carriage house and garage on Lot 1 to the Historic Resource Inventory.  

 
6. The applicant shall provide final decisions for the caretaker’s house for the porch flooring 

material, windows, and new front door design to staff for record and approval. If the 
applicant and staff cannot come to an agreement, the applicant may return to the 
Commission for review. In addition, a subcommittee of up to three members will review 
any changes that staff cannot approve.  

 
7. The applicant shall consider window options for the caretaker’s house that are painted 

wood or exterior clad with exterior muntins. 
 

8. The applicant shall locate all plumbing vents on the rear side roof and condensers toward 
the rear and side of the caretaker’s house.  

 
9. Any additional changes to the exterior of the carriage house, as well as the driveway 

configuration and the details of the masonry garden wall, shall be reviewed by the 
Historical Commission. 

 
10. The architectural plans for Lot 4 shall be coordinated with and shall comply with the 

grading proposed with this application.  
 

Street Trees: 
 

11. Street trees shall be provided along the frontage of Spring Mill Road per Subdivision and 
Land Development Code Section 135-30. 

 
Scenic Viewshed: 

 
12. The applicant shall consider placing an easement along the property frontage of Spring 

Mill Road to protect the scenic viewshed including the existing vegetation and the 
historic resources. 

 
Utilities: 
 
13. The location of all existing and proposed utility services shall be verified and shown on 

the plan from the structures to the mains. 
 

14. The location and limits of all existing and abandoned on-lot sanitary system(s) shall be 
shown.   
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15. The design of the force main extension, grinder pump and common force lateral for Lot 4 
shall be submitted and shall be subject to separate permits and approvals from the 
Township.  

 
16. The design of the on-lot sanitary field and tanks shown for Lot 1 shall be subject to the 

approval of the County Health Department. Approval shall be obtained prior to recording 
the Final Plan. 

 
17. Lot 1 shall be connected to the common force main system should the on-lot system fail. 

An agreement shall be established with the Township indicating that the common force 
main will be offered for dedication if/when requested by the Township to permit an 
extension for connection to other properties outside of the subdivision. 

 
18. The minimum distance between the proposed on-lot disposal area for Lot 1 and the 

property line shall be dimensioned on the plan. 
 

Construction Details: 
 

19. The integrity of any existing retaining walls to remain that are impacted by construction 
shall be certified by a civil engineer prior to recording the Final Plan. The applicant shall 
complete any required improvements prior to the release of escrow for the project. 

 
20. Separate building permits and approvals shall be obtained for the garden wall on Lot 1. 

 
21. A Penn DOT Highway Occupancy Permit shall be obtained for any work performed 

within the right-of-way of Spring Mill Road. 
 

22. The construction sequence for each lot shall indicate that the paving and other impervious 
removals for the subdivision shall be completed and stabilized prior to construction of 
additional impervious surfaces. 

 
23. The proposed grading for the removal of the pool and retaining walls on Lot 3 shall be 

clearly shown. The electric supply line to the pool shall be noted to be properly 
abandoned. 

 
Standard Plan Items: 

 
24. A future five (5) foot wide sidewalk shall be shown along Spring Mill Road on the Final 

Plan to be installed when required by the Board of Commissioners. Street trees and other 
improvements shall be installed in a manner that will not interfere with the future 
installation of the sidewalk where possible.  

 
25. The minimum safe stopping distance shall be shown and provided for the common 

driveway to Spring Mill Road. 
 

Standard Conditions of Approval: 
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26. All trees in the right-of-way shall be trimmed. Dead or diseased trees shall be removed 
and replaced.  New street trees shall be planted as required by the Township Arborist and 
the Shade Tree Commission. 

 
27. An outdoor lighting plan for any new lighting, 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. The plan shall also comply with 
Chapter 105-21, Outdoor lighting directing light onto residential properties.  

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

Standard 90.1.  
 

29. 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 de minimus.  

 
30. New deeds shall be recorded for all lots subsequent to the recording of the Final Plan. 

The following restrictions, to be verified by the Building and Planning Department, shall 
be placed in all deeds: 
 The continued operation and maintenance of any stormwater management facilities 

on the lots are the responsibility of the property owner. 
 No further subdivision shall be permitted.  

 
31. 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).  

 
32. 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.  

 
33. The Final Plan shall be filed with the Department of Building and Planning within twelve 

(12) months from the date of the Preliminary Plan approval. 
 

34. The owner will make payment of fees and expenses of the Township’s professional 
consultants who perform services on behalf of the Township with respect to these plans 
and the work contemplated thereunder and will establish and maintain with the Township 
those escrows for the payment of such fees required by Township Code. Owner agrees 
that any statement from the Township for such fees which remain unpaid for a period of 
30 days may be recorded against the property as a municipal lien. 
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35. The owner shall make payment of the Township Engineer’s inspection fees within 30 
days of presentation. A penalty of 1.5% per month will be due for late payments from the 
date of presentation. If any shares are not paid within 60 days of presentation, the 
Township may elect to suspend any outstanding permits until all pending charges are 
settled. 

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

Merion Township ordinances and laws regardless of specific mention herein. 
 
In addition, the Planning Commission recommended approval of the following relief: 
C. Subdivision & Land Development Code Section 135-35A, to create irregular lots. 
D. Subdivision & Land Development Code Section 135-41.1, to not provide a fire hydrant.  
 
PRELIMINARY LOT LINE CHANGE & CONDITIONAL USE PLAN 

1401 Morris Avenue & 1300 Mt. Pleasant Road (AKA 1022 Spring Mill Road), Villanova, 
3806, Ward 6 

The Planning Commission considered a Preliminary Lot line Change Plan. The plan dated April 
20, 2015, last revised March 26, 2018, prepared by Momenee, Inc. shows the transfer of four 
acres of conserved land from 1401 Morris Avenue to 1300 Mt. Pleasant Road.  

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

George Broseman was present on the applicant’s behalf. Mr. Broseman requested amendments to 
the conditions of approval.   

The Planning Commission discussed the requested amendments and accepted some but not 
others. With regard to the items that the applicant requested to not comply with in the Township 
Engineer’s review letter, the Planning Commission agreed to support waivers from the items.  

Planning Commissioner Vale made a motion to recommend approval of all of the waivers below:  

A. Subdivision & Land Development Code Section 135-35A, to create irregular lots.  
B. Subdivision & Land Development Code Section 135-27.E.2, to not provide a minimum 

25-foot radii for the cartway at the intersection of Morris Avenue and Spring Mill Road. 
C. Subdivision & Land Development Code Section 135-27.E.4, to not provide a clear sight 

triangle of 75 feet as measured along the centerline of the existing road intersection with 
Spring Mill Road.  

D. Subdivision & Land Development Code Section 135-27.G.1.c, to not provide a centerline 
profile of the existing extension to Morris Avenue.  

E. Subdivision & Land Development Code Section 135-27.D.3.c, to not provide adequate 
paving for a turn-around at the existing extension of Morris Avenue. 

F. Subdivision & Land Development Code Section 135-41.1, to not provide a fire hydrant. 
 
Planning Commissioner Whalen seconded the motion.  
 
All members were in favor and the motion carried.  
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With regard to the Conditional Use Application, Planning Commissioner Vale made a motion to 
recommend approval.  
 
Planning Commissioner Ruffin seconded the motion.  

All members were in favor of both the subdivision and conditional use applications subject to 
conditions as amended.  

The Planning Commission recommended approval of the Conditional Use application to transfer 
four acres of conserved land from 1401 Morris Avenue to 1300 Mt. Pleasant Road subject to the 
underlying zoning provisions rather than the Open Space Preservation District.  

The Planning Commission recommended approval of a Preliminary Lot line Change Plan. The 
plan dated April 20, 2015, last revised March 26, 2018, prepared by Momenee, Inc. shows the 
transfer of four acres of conserved land from 1401 Morris Avenue to 1300 Mt. Pleasant Road. 
The following conditions shall be complied with prior to recording the Final Plan by means of 
plan revision, completion or financial guarantee, unless specifically exempted.  

Township Engineer’s Review: 

1. The Township Engineer’s review letter dated April 27, 2018 shall be incorporated by 
reference into these conditions of approval except where inconsistencies exist in which case 
these conditions shall prevail. Comment B.8’s requirement for Planning Module approval or 
exemption being obtained prior to Final Plan approval may also be addressed by providing an 
indemnification satisfactory to the Township.  
 

Conditional Use: 
 
2. The applicant shall obtain conditional use approval and shall comply with any conditions 

imposed. The conditional use conditions shall be listed on the Final Plan.  
 

3. A Maintenance and Operations Plan for the preserved land shall be submitted with the Final 
Plan.  
 

4. A copy of the Lower Merion Conservancy’s inspection reports for the conserved land shall 
be provided to the Township.  

 
Access: 

 
5. Land Subdivision Agreement 9-53 shall be amended to allow for the improvement of Morris 

Avenue to be deferred to a later date. The installation of a sidewalk shall be included in the 
amended Land Subdivision Agreement.  
 

6. Prior to any substantial improvements/construction on the properties that utilize either of the 
two (2) existing culverts/bridges over which the extension of Morris Avenue passes, a 
certification from a structural engineer shall be submitted as to the integrity of the 
culvert(s)/bridge(s) impacted.  The engineer shall certify that the structures are adequate for 
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fire/emergency and construction vehicles.  Any required improvements shall be completed by 
the applicant prior to the release of escrow.    
 

Construction Details: 
 
7. A Penn DOT Highway Occupancy Permit shall be obtained for any work performed within 

the right-of-way of Spring Mill Road. 
 
Plan Items: 
 
8. The location and limits of any existing on-lot sanitary system shall be shown.   

  
9. References to a “Lot No. 2” in the notes and labels on the plan shall be removed. 

 
10. The easement lines shown in phantom in the area of the tennis court on 1401 Morris Avenue 

shall be shown in the legend. The purpose of the easement lines shall be more clearly labeled 
on the plan. 
 

11. The existing property line between the subject properties shall be indicated as a conventional 
property line on the Existing Conditions Plan. 
 

12. The addresses of both subject properties shall be listed in the title block of the Development 
Plan. 
 

Standard Conditions of Approval: 
 

13. All trees in the right-of-way shall be trimmed. Dead or diseased trees shall be removed and 
replaced.  New street trees shall be planted as required by the Township Arborist and the 
Shade Tree Commission. 
 

14. If any new lighting is proposed including along Morris Avenue, 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. The plan shall also comply with 
Chapter 105-21, Outdoor lighting directing light onto residential properties.  
 

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

16. New and existing buildings shall have approved address numbers, building numbers or 
approved building identification placed in a position that is plainly legible and visible from 
the street or road fronting on the property. The address numbers shall be a minimum of four 
(4) inches (102mm) high with a minimum stroke width of 0.5 inch (12.7mm).  
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17. 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.  
 

18. The Final Plan shall be filed with the Department of Building and Planning within twelve 
(12) months from the date of the Preliminary Plan approval. 

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

consultants who perform services on behalf of the Township with respect to these plans and 
the work contemplated thereunder and will establish and maintain with the Township those 
escrows for the payment of such fees required by Township Code. Owner agrees that any 
statement from the Township for such fees which remain unpaid for a period of 30 days may 
be recorded against the property as a municipal lien. 

 
20. 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. 

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

Merion Township ordinances and laws regardless of specific mention herein. 
 

In addition, the Planning Commission recommended approval of the following relief: 
G. Subdivision & Land Development Code Section 135-35A, to create irregular lots.  
H. Subdivision & Land Development Code Section 135-27.E.2, to not provide a minimum 

25-foot radii for the cartway at the intersection of Morris Avenue and Spring Mill Road. 
I. Subdivision & Land Development Code Section 135-27.E.4, to not provide a clear sight 

triangle of 75 feet as measured along the centerline of the existing road intersection with 
Spring Mill Road.  

J. Subdivision & Land Development Code Section 135-27.G.1.c, to not provide a centerline 
profile of the existing extension to Morris Avenue.  

K. Subdivision & Land Development Code Section 135-27.D.3.c, to not provide adequate 
paving for a turn-around at the existing extension of Morris Avenue. 

L. Subdivision & Land Development Code Section 135-41.1, to not provide a fire hydrant. 
 
 
Bryn Mawr Village District Proposed Ordinance  

Mr. Leswing presented the proposed ordinance. He said the amendment adds a new definition for 
an expanded building and structure.  

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

Planning Commissioner Howland seconded the motion. 

All members were in favor and the motion carried.  

 



23 
 

Reorganization  

Planning Commissioner Vale stated that his term is about to expire and he has informed the 
Township Secretary that he plans to retire from his service on the Commission. He stated that 
Planning Commissioner Howland has also served for many years and wishes to retire towards 
the end of the year. He recommended electing a new co-chair to replace himself. He proposed 
Harriet Ruffin as the new co-chair as she has done a fantastic job on the Planning Commission 
and has provided a different perspective from the other members who are all lawyers. 

Planning Commissioner Ruffin accepted the nomination to serve as the co-chair.  

Planning Commissioner Howland seconded the motion for Planning Commissioner Ruffin.  

Planning Commissioner Howland stated that he has accepted a new job in New York City. He 
stated that his term on the Commission expires in 2020 but said he will be submitting a 
resignation letter effective after the October or November Planning Commission meeting. He 
stated that he will serve until a replacement is found.  

Planning Commissioner Howland asked if there were any other nominations. There were none.  

Planning Commissioner Whalen seconded the motion nominating Planning Commissioner 
Ruffin as the next co-chair.  

All members were in favor and the motion carried.  

 

 

Meeting minutes recorded by Andrea M. Campisi. 

The meeting adjourned at 10:56 p.m.  

 

 


