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                                                              October 1, 2018 Planning Commission Meeting Minutes 

Members Present – Harriet Ruffin, Tony Vale, Charlie Howland, George Ross and Scott France 

Staff present – Chris Leswing, Director, Building and Planning Department; Andrea Campisi, 

Senior Planner, and Kevin Bowers, Township Engineer 

September 4, 2018 Planning Commission meeting minutes 

Planning Commissioner Ruffin made a motion to recommend approval.  

Planning Commissioner France seconded the motion. 

All members were in favor and the motion carried.  

TENTATIVE SKETCH PLAN 

450 Lancaster Avenue, Haverford School, Haverford, LD# 3809, Ward 4 

The Planning Commission considered a Tentative Sketch Plan. The plan prepared by Site 

Engineering Concepts, LLC dated April 26, 2018, last revised September 14, 2018, shows the 

demolition of a two-story portion of Crosman Hall and the construction of a three-story addition 

in its place that has an 11,197 square foot footprint. The plan also shows improvements to 

internal walkways and patio areas adjacent to the proposed addition.  

 

Rob Lambert, the applicant’s civil engineer with Site Engineering Concepts, was present. Mr. 

Lambert accepted the conditions of approval as written. He introduced Richard King from WRT 

Associates to make a presentation explaining the proposal.  

 

Mr. King presented the proposal. He said the new addition will lift the classrooms up above 

grade as some of the rooms in the existing building to be removed are currently somewhat below 

grade.  

 

Planning Commissioner Ross asked about the connection to the dining hall and whether it will be 

torn down at some point in the future.  

 

Mr. King said it is a function of the floor heights. He said the dining hall will not be torn down in 

the future. He noted that he was unable to line the floors up without making the new addition a 

lot taller.  

 

Planning Commissioner Ross asked about the stairs and ramp and why they are needed. He 

asked if the architect considered eliminating them both and having people enter the building at 

grade. 

 

Mr. King said it is a grade issue. He said the ramp or stairs must be either in the building or 

outside.  
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Planning Commissioner France endorsed staff’s comments regarding providing sidewalks along 

portions of Buck Lane in Haverford Township as well as the comments on the internal 

crosswalks.  

 

Planning Commissioner Vale made a motion to recommend approval of the relief 

from Subdivision & Land Development Code Section 135-16.B.17, to not provide a Historic 

Resource Impact Study.  

  

Planning Commissioner France seconded the motion.  

 

All members were in favor and the motion carried.  

 

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

 

Planning Commissioner Ruffin 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 September 24, 2018 shall be incorporated by 

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

conditions of approval. 

 

Elevations: 

 

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

be submitted with the Preliminary Plan, including the proposed materials. 

 

3.     The mean grade of the structure shall be calculated and shown on the plan. The architectural 

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

 

Landscape Plan: 

 

4.     The applicant shall consider providing canopy trees adjacent to the new pathways located 

adjacent to the proposed addition to provide appropriate shade and a comfortable pedestrian 

environment. 

 

5.     Shrubs shall be installed underneath the driplines of the 37” and 11” oak trees adjacent to 

Palmer House to prevent vehicles from parking beneath the trees. Any gravel that has been 

placed in this area shall be removed. 

 

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

Subdivision & Land Development Code Section 135-30 and 155-167.7and conditions herein 

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

Preliminary Plan. 
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Circulation: 

 

7.     The applicant shall consider installing portions of sidewalk along Buck Lane and Panmure 

Road in the Haverford Township portion of the campus. 

 

8.     The applicant shall investigate installing painted crosswalks to connect the sidewalks in the 

surface parking lot adjacent to Centennial Hall and the Facility and Maintenance Building. 

 

Utilities: 

 

9.     The location, size, material, and slope of the proposed sanitary lateral shall be shown to its 

connection to the main on the Preliminary Plan. 

 

10.  The location of all proposed utility services shall be shown on the Preliminary Plan. 

 

Stormwater: 

 

11.  Erosion control measures and a proposed construction access location with details that 

conform to Township standards shall be shown on the Preliminary Plan. Certification attesting to 

the completeness shall be provided on the Erosion Control Plan. 

 

Construction: 

 

12.  A fill material and topsoil stockpile location shall be shown on the Preliminary Plan. 

 

13.  A detail of the porous pavers shall be provided and shall comply with the Township standard 

for porous materials or the area shall be included in the impervious surface tabulation on the 

Preliminary Plan. 

 

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

hours prior to the installation of the seepage bed and stormwater piping and prior to the start of 

earthmoving activities. 

 

Standard Conditions of Approval: 

 

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

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

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

glare on adjacent properties. 

 

16.  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. 

 

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

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

Tentative Sketch Plan approval by the Board of Commissioners. 
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18.  Approval of this Tentative Sketch Plan does not ensure that the developer or the owner can 

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

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

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

Township approval. 

 

19.  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. 

 

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 applicable federal, state, county, local and 

Lower Merion Township ordinances and laws regardless of specific mention herein.               

  

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

 

A.  Subdivision & Land Development Code Section 135-16.B.17, to not provide a Historic 

Resource Impact Study.  

 

TENTATIVE SKETCH PLAN 

 

900, 908, 920 and 922 Youngs Ford Road and 941 Black Rock Road, Gladwyne, Gladwyne 

Montessori School, Ward 2, LD# 3814 

 

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

Engineering Concepts, LLC, dated November 17, 2017, last revised September 13, 2018, shows 

the demolition of the single-family dwellings and all associated improvements located at 941 

Black Rock Road and 908 Youngs Ford Road and the consolidation of those properties with 920 

and 922 Youngs Ford Road and a portion of 900 Youngs Ford Road. The plan also shows the 

installation of a playground, field, orchard and campus trail; the construction of an addition with 

a 1,500 sq. ft. footprint on the Savett Building, a 400 sq. ft. welcome gazebo at the rear of the 

main school building, a 400 sq. ft. greenhouse at the rear of 900 Youngs Ford Road and the 

reconfiguration of driveways and parking areas with the installation of 35 additional parking 

spaces.  

 

Rob Lambert, with Site Engineering Concepts, LLC presented the proposal.  

 

Jamie Jun, Esquire, responded to questions from the Planning Commission.  

 

Planning Commissioner Howland asked about traffic impacts from the proposal.  
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Ms. Jun said we have already prepared a traffic impact study and we do not anticipate any 

increase in traffic because of the project.  

 

Mr. Bowers stated that the traffic study was not subject to his office’s review and he said he has 

not seen the study yet. He said he would like the applicant to examine circulation and the queue 

of vehicles dropping off and picking up students and have that analysis tied to the current 

enrollment of students with regard to the projections to see if they are similar and acceptable.  

 

Planning Commissioner Howland referenced the neighbor’s agreement and acknowledged that 

the Planning Commission did not receive a copy of it. He also asked about comments in the 

Township Engineer’s review letter with regard to stormwater management.  

 

Mr. Bowers said this is a problem area with regard to stormwater and he stated that he asked for 

additional items to address the issue. He said areas below this site have been subject to issues in 

the past and he said he would like them addressed as part of this project.  

 

Planning Commissioner France asked about the retaining walls at the rear of the property and if 

they are retaining or decorative.  

 

Mr. Lambert said they are natural boulder retaining walls, but they will nestle into the landscape. 

He said they are 4.5 to 5 feet tall at the highest and mostly three feet tall.  

 

Public Comment  

 

A resident spoke on behalf of Save Gladwyne. She said the group is represented by counsel who 

could not be present tonight. She asked the Township to impose requirements that are over and 

above the Township Code for this project.  

 

Perry Pepper, 901 Black Rock Road, thanked the school for cooperating with the neighbors. He 

understands that many of the things that were agreed upon between the neighbors and the school 

are not before the Planning Commission or under their jurisdiction. He said something is 

happening regardless of whether you believe in climate change. He asked how the Township will 

factor that in as an overlay on what has been proposed. He said we have had a lot of 100-year 

rainfalls recently. He thanked staff for their work on this project. 

 

Mr. Bowers stated that in the past we have adjusted the peak rainfall design storm for the 100-

year, 24-hour event from 7.2” to 8.4”. He said will look at the data and revise it as needed based 

on updated meteorological data that becomes available.  

 

Planning Commissioner Ruffin commented that she liked the consolidation of green space and 

said it is great that the school will have an orchard. She also added that there is currently an 

emphasis on creating natural play areas for children. 

  

Planning Commissioner Vale was impressed with the tremendous effort that the school, 

neighbors, and staff have put into this project. He said it will result in a significant improvement 

for the school. Regarding stormwater management, he expects there to be concerns but he said it 

will be better than it was in the past by reason of installing a new and improved stormwater 

management system.  
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Planning Commissioner Howland agreed and spoke in favor of the elongated queue in the 

parking lot.  

Planning Commissioner Ross said he would like to see the open-air shade structure as it is 

important to the existing building. He said he would hate to see the school buy a prefabricated 

structure. He recommended excluding that item from condition no. 4.  

Ms. Jun said it is more of a kiosk and we would ask that the condition remain as proposed and 

modified by staff.  

Planning Commissioner Ross said he would like to see the kiosk shown in relation to the existing 

building. He did not think that an off the shelf product could suffice here.  

Ms. Jun said we will try to provide as much information as possible with the submission. She 

noted that the project has been reviewed by HARB and recommended for approval.  

Planning Commissioner Ross suggested replacing the word “or” with “and” in condition no. 4.  

The other Planning Commission members agreed to this change.  

Planning Commissioner France wished to reiterate the improvements proposed for stormwater 

management and the use of porous materials.  

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

Features Code Section 101-5.C.2.b to disturb man-made steep slopes exceeding 25%. 

 

Planning Commissioner Ruffin seconded the motion.  

 

All members were in favor and the motion carried. 

 

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

to the change to condition no. 4 referenced above.  

 

Planning Commissioner Ruffin 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 September 23, 2018 shall be incorporated by 

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

conditions of approval. 
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Impervious Surface: 

 

2.     The applicant shall investigate ways to reduce the amount of new impervious surface by 

utilizing porous paving where possible. 

 

Historic Resource: 

 

3.     The applicant shall consider submitting an application to the Historical Commission to add 

the property at 900 Youngs Ford Road to the Historic Resource Inventory. 

 

Elevations: 

 

4.   Architectural elevations and renderings of all sides of the additions to the Savett 

building, including the proposed materials, and renderings and specifications of any other new 

building shall be submitted with the applicant's Preliminary Plan application. 

 

5.     The mean grade of the structures shall be calculated and shown on the Preliminary Plan. 

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

with this application. 

 

Landscape Plan: 

 

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

Subdivision & Land Development Code Section 135-30 and 155-167.7 and conditions herein 

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

Preliminary Plan. 

 

Stormwater: 

 

7.     Erosion control measures that conform to Township standards shall be shown on the 

Preliminary Plan. 

 

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

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

 

Traffic & Circulation: 

 

9.     Maneuverability diagrams shall be submitted. Adequate turning radii for all vehicle 

movements shall be documented.  Fire truck access and maneuverability shall be fully 

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

 

10.  “One-way” and “Do-Not-Enter” signage and pavement markings shall be provided to better 

control and clarify vehicular movement. Stop bars/Signs and double-yellow centerline pavement 

markings shall be provided as required to provide safe and efficient movement of traffic. All 

traffic control signage shall be provided on a “Signage and Pavement Marking” plan to be 

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

following: 

·       Proposed driveway modifications. 

·       The levels of service considering full enrollment of the school. 

·       The nearby intersection of Conshohocken State Road and Youngsford Road which was 

evaluated in the previous traffic impact study for this site shall be re-evaluated considering 

current conditions and full enrollment of the school. 

·        The applicant shall contact the Township Engineer’s office to discuss and develop the 

assumptions to be used in the analysis. 

 

Construction Details: 

 

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

 

13.  Depressed curb and concrete apron shall be indicated at the driveway access locations on the 

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

and demonstrated to be adequate.  

 

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

 

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

 

16.  A detail of the proposed retaining walls shall be provided on the Preliminary Plan.  

Calculations shall be provided for wall clear heights exceeding four (4’) feet or for walls with 

equivalent surcharge loading if/as applicable. 

 

17.  Details of the concrete apron and sidewalk shall be provided and shall conform to Township 

standards.  

 

Plan Requirements: 

 

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

 

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

 

20.  The existing sanitary sewers shall be shown to within 200 feet of the development on the 

Preliminary Plan. 

 

21.  All existing utility service locations and utilities to be removed/abandoned shall be clearly 

noted on the Preliminary Plan. 

 

22.  The actual sight distance triangles shall be shown for the reconfigured exit driveway.  The 

sight distance shall meet the minimum safe stopping distance required by PENN DOT 

Publication Title 67, Chapter 441. Calculations shall be provided as necessary. It shall be noted 

what improvements are necessary to be performed to achieve the required sight distance. The 

final drive configuration shall be subject to the approval of the Traffic Safety Unit of the Lower 

Merion Police Department. This shall be fully evaluated with the Preliminary Plan. 
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23.  All existing and proposed impervious surfaces shall be clearly tabulated/itemized on the 

Preliminary Plan. 

 

Standard Conditions of Approval: 

 

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

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

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

glare on adjacent properties. 

 

25.  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. 

 

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

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

Tentative Sketch Plan approval by the Board of Commissioners. 

 

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

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

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

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

Township approval. 

 

28.  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. 

 

29.  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. 

 

30.  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.            

 

Zoning Code Update 

Chris Leswing provided an overview of the upcoming process to update the Zoning Code. He 

stated that on October 24th the draft Zoning Code will be posted to the Township website. He 

said on November 7, 2018, DPZ, the consultant who prepared the draft Code will present the 

draft to the Building and Planning Committee and the public review process will officially begin 

at that time. Mr. Leswing stated that the target date to adopt the Code is July 31, 2019.  

Mr. Leswing indicated that staff’s hope is that the Planning Commission will review and act 

upon the draft Zoning Code on June 10, 2019. He noted that the Planning Commission is only 
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required to have one meeting on this topic. He asked the Commission what the best role is they 

can play in this process. He said staff will also meet with adjoining municipalities and their staff 

and residents to present the draft code.  

Planning Commissioner Howland said the Planning Commission should look big picture at the 

draft Zoning Code and whether it reflects the Comprehensive Plan. He said in order to meet the 

deadline, the Commission should commit to reviewing certain sections of the Code and perhaps 

pair off into groups to do so. 

Planning Commissioner Vale recommended a memo be provided by staff or the consultant along 

with the draft Code.  

Planning Commissioner Ross was concerned with the outcome of form-based zoning and fears it 

may stifle creativity in design.  

Mr. Leswing said the Code will establish consistent frontages.  

Planning Commissioner Ross asked how will staff test the models that will be brought forward.  

Mr. Leswing said staff can test the bulk and area standards and can also look at the areas that the 

Comprehensive Plan called for to be lower density.  

Planning Commissioner Ross suggested that before updating the Zoning Code we should be 

looking at each area and determining how it will be redeveloped from an urban design 

standpoint.  

Mr. Leswing said the existing commercial areas will remain the same and the Township will 

begin to prepare master plans for those areas next year. He said the zoning update cannot stop to 

wait for those plans to be completed.  

Planning Commissioner France was hesitant to divvy up the work. He suggested each individual 

member of the Planning Commission invest as much as they can rather than placing themselves 

in silos. He said we have to accept that we will not all be able to attend all of these meetings and 

we must decide which meetings are more important. He felt the CEC meetings will be the most 

important. 

Planning Commissioner Howland said we must also consider how we review the code at our 

meetings. He suggested that perhaps the meetings can start at 6 p.m. for that purpose.  

Planning Commissioner Vale stated that he is agreeable to start each Planning Commission 

meeting early. 

Mr. Leswing summarized that the Planning Commission will meet approximately one hour 

before each regular monthly meeting with there being no public comment during that time. He 

also noted that this time will not be used to recreate the CEC or Building and Planning 

Committee meetings.  
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Maura Gillen, a resident of Haverford, said she would like to see the Planning Commission work 

with the Lower Merion School District to find a new location for a new middle school.  

Carl Watson, Wynnewood, said some of the Civic Association meetings are the same day as the 

meetings proposed by the Township.  

 

The meeting adjourned at 9:04 p.m. 

Meeting minutes recorded by Andrea M. Campisi, Senior Planner 


