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Planning Commission Meeting Minutes 
November 5, 2018 

                

Members present:  Harriet Ruffin, Sean Whalen, George Ross, Scott France, Bill Cook 
 
Staff present: Chris Leswing, Director, Building and Planning Department, Andrea Campisi, Senior Planner, 
Jillian Dierks, Planner and Kevin Bowers, Township Engineer 

Planning Commissioner Ruffin brought the meeting to order at 6:35 p.m.  
 
She introduced Bill Cook to the Planning Commission. Planning commissioner Cook stated that he is a 25-year 
resident of the Township, that he resides in Belmont Hills and is a residential realtor.  

REORGANIZATION 
Planning Commissioner Ruffin nominated Planning Commissioner Whalen to fill the position of Co-chair.  
 
Planning Commissioner Ross seconded the motion.  
 
All members were in favor and the motion carried.  
 
ZONING CODE UPDATE 
Mr. Leswing explained that on November 7, 2018 the draft Zoning Code will be presented by DPZ Associates. 

 
OCTOBER 1, 2018 MEETING MINUTES 
Planning Commissioner France made a motion to recommend approval.  

Planning Commissioner Ross seconded the motion. 

All members were in favor and the motion carried.  

 
TENTATIVE SKETCH PLAN 

101 N. Merion Avenue, Bryn Mawr College, Bryn Mawr, LD# 3813, Ward 10 

The Planning Commission considered a Tentative Sketch Plan. The plan prepared by Site Engineering Concepts, 
LLC, dated July 13, 2018, last revised September 13, 2018 shows the demolition of three structures including 
Cartref (229 N. Merion Avenue), the Pagoda (714 New Gulph Road), and the Health Center (712 Old Gulph 
Road), and the construction of a new two-story Student Life and Wellness Center with an 11,400 square foot 
footprint. The plan also shows the construction of 16 parking spaces located along N. Roberts Road adjacent to 
the Pensby Center (229 N. Roberts Road), and four spaces adjacent to the new health center.  

Ms. Campisi presented the proposal and reviewed staff’s issues memo.  
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Planning Commissioner Ruffin asked about the need for additional parking spaces and if there is any increase in 
staff or students.  

Ms. Campisi stated that there will not be an increase in students or staff.  

Mr. Broseman, attorney for the applicant, accepted the conditions of approval. He explained that there is limited 
parking adjacent to the Roberts Road buildings and the College thought it was a good way to use the existing 
driveway to add additional parking where it is needed.  

Planning Commissioner Ruffin asked about retaining Cartref and the Pagoda building.  

Mr. Broseman said the College is internally discussing alternatives to the demolition of Cartref. He said it is a 
challenging building for the College, but they are looking into it.  

Planning Commissioner Ross said the location of the proposed building is somewhat problematic given its 
proximity to the Louis Khan building. He asked the applicant to explain how the location was selected.  

Mr. Broseman stated that they spent quite a bit of time determining the location. He stated that the location was 
also discussed at great length at the Historical Commission.  

Nina Bisbee, Director of Facilities for Bryn Mawr College, stated that the College wanted to organize the open 
space on the campus. She said the proposed building is being placed on the site of an original building that was 
removed. She said the new building frames Erdman Hall and begins to create a quad in the area.  

Planning Commissioner Ross said this seems to be the wrong place to put a building on the campus. He questioned 
why the College would not want to put the proposed building fronting along a road. With regard to the 
architectural elevations of the proposed building, he said there is a strange historical element on the building and 
was not sure why there is an odd gothic piece on it. He said there is also a large mechanical unit on the roof which 
shouldn’t be there. He recommended a green roof.  

Planning Commissioner Ruffin asked if Cartref and the Pagoda were removed if there would be enough space to 
move the new building into that location.  

Mr. Broseman said with all due respect to Planning Commissioner Ross the College has consulted with 
professionals with regard to the location.  

John Chase, Ewing Cole, the project architect, stated that the College looked at ten to eleven different sites on the 
campus and felt the location of the existing health center was ideal for the students coming from the adjacent 
residence halls. He said the proximity to Erdman Hall was considered. He said the proposed building does not 
visually affect Erdman Hall and he feels that this is a viable improvement to the campus to locate it as proposed. 

Planning Commissioner Whalen asked about the height difference between the two buildings.  

Mr. Chase said the proposed building is taller than Erdman Hall.  

Lisa Thomas, the landscape architect, said we will also be adding landscaping to soften the proposal.  

Planning Commissioner France said it would seem that the best location to place the building is along Merion 
and New Gulph Roads if those buildings are demolished but he trusted that the campus is the College’s greatest 
asset and that they will do what is best for it. He supported preserving Cartref.  

Planning Commissioner Whalen seconded the comments made. He said obviously Bryn Mawr College takes 
great pride in their campus. He preferred to see Cartref preserved but understands that it is obsolete. He 
suggested the applicant present the proposed design of the building to the Planning Commission.  
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Planning Commissioner Ruffin understood that this is Tentative Sketch Plan and certain information is not 
required but it helps to speed the process along when it is provided. She agreed with Planning Commissioner 
France that they can place their buildings where they choose. She also supported attempts to preserve Cartref.  

Planning Commissioner Cook echoed the comments made. He said anytime we can keep an older historic 
building, we should go in that direction.  

Planning Commissioner Ross said he would have hoped that the building would have been along New Gulph 
road and does not understand the selected location. He said the slopes can be advantageous here. He also did not 
understand why the mechanical system is proposed to be on the roof as they are hard to maintain and are noisy. 
He suggested incorporating it in the building somehow and then providing a green roof.  

Planning Commissioner Whalen made a motion to recommend approval of the following relief: 
 
Natural Features Code Section 101-5.C.2.b, to disturb slopes greater than 25% for the expanded driveway on N. 
Roberts Road and for proposed utility work and stormwater connections/improvements.  
 
Planning Commissioner Cook seconded the motion.  
 
All members were in favor and the motion carried.  
 
Planning Commissioner Whalen made a motion to recommend approval of the application subject to the 
conditions of approval recommended by staff.  
 
Planning Commissioner Ross asked if any other conditions will be added such as saving Cartref or requiring the 
applicant to look at other locations for the proposed building.  
 
Planning Commissioner Ruffin pointed out there already is a condition regarding preserving Cartref.  
 
Planning Commissioner Whalen said he was not sure that the Planning Commission can legally propose a 
condition requiring the applicant to look at alternate locations. 
 
Planning Commissioner Cook seconded the motion.  
 
All members were in favor, except Planning Commissioner Ross, who was opposed.  

The motion carried.  

The Planning Commission recommended approval subject to the following conditions:  
 
Zoning Hearing Board: 
 
1.     The plan shall comply with the Zoning Hearing Board decision in Appeal No. 4447. 
 
Township Engineer’s Review: 
 
2.     The Township Engineer’s review letter dated October 26, 2018 shall be incorporated by reference into these 
conditions of approval to the extent the same is not inconsistent with these conditions.    
 
Access & Circulation: 
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3.     The applicant shall investigate extending the existing sidewalk along New Gulph Road into the site and 
carrying it around to connect to the new building as well as the upper parking lot to the east of Erdman Hall. If 
determined feasible, the connections shall be shown on the Preliminary Plan. 
 
4.     The applicant shall investigate providing a pedestrian pathway from the lower parking lot to the east of 
Erdman Hall to connect to the existing sidewalk along Morris Avenue. If determined feasible, the connection 
shall be shown on the Preliminary Plan. 
 
5.     Bike racks shall be provided adjacent to the proposed building. The bike racks shall be shown on the 
Preliminary Plan. 
 
6.     The location of the existing pedestrian crosswalk across N. Roberts Road shall be clearly shown and labeled 
on the Preliminary Plan. The proposed location of the crosswalk shall be shown on the Preliminary Plan. 
 
Architectural Elevations: 
 
7.     The applicant shall consider alternatives to the demolition of Cartref. 
 
8.     The applicant shall provide additional information regarding materials and products for the proposed 
building with the Preliminary Plan application. 
 
9.     Architectural elevations and renderings of all sides of the proposed building shall be submitted with the 
Preliminary Plan, including the proposed materials, which shall be keyed to the documents. 
 
10.  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. 
 
Landscaping & Site Design: 
 
11.  A landscape plan complying with applicable Natural Features Code Sections 101-9 and 101-5B, Zoning Code 
Section 155-167.4, Subdivision & Land Development Code Section 135-30 and conditions herein shall be 
prepared and sealed by a Registered Landscape Architect and submitted with the Preliminary Plan. 
 
Stormwater Management: 
 
12.  Erosion control measures, including the proposed construction access, conforming to Township standards 
shall be provided on the Preliminary Plan. Certification attesting to the completeness shall be provided on the 
Erosion Control Plan. 
 
13.  Improvements to the drainage from the stone-reinforced spillway from the corner of the parking lot to the 
east of Erdman Hall to New Gulph Road shall be investigated with the Preliminary Plan submission. The need 
for additional curbing, inlets and an increase in the conveyance line capacity shall also be evaluated. 
 
14.  A fill material and topsoil stockpile location shall be provided on the Preliminary Plan. 
 
Utilities: 
 
15.  The size, material, and slope of the proposed sanitary lateral shall be shown on the Preliminary Plan. 
 
16.  The location of all proposed utility services shall be verified and shown on the Preliminary Plan. 
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17.  The limits of the existing electric banks near the proposed Wellness Center to be removed shall be clarified 
on the Preliminary Plan. 
 
Construction Details: 
 
18.  A certification by a civil engineer of the condition of any existing retaining walls in the project area that are 
to remain shall be provided with the Preliminary Plan. Any recommended improvements/repairs shall be made a 
condition of permit issuance. 
  
19.  A full reveal and depressed concrete curb detail shall be provided on the Preliminary Plan. 
 
20.  Depressed concrete curb and concrete apron shall be indicated at the adjusted driveway access on N. Roberts 
Road. The length of depressed curb shall be dimensioned on the Preliminary Plan. 
 
21.  A detail of the porous walkways shall be provided on the Preliminary Plan. The detail shall be compliant 
with the Township standard for porous materials for the area to be excluded from impervious surface tabulation 
against the allowable limit. 
 
Lighting: 
 
22.  A lighting plan covering the project area 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. 
 
Standard Conditions of Approval: 
 
23.  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. 
 
24.  The Preliminary 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. 
 
25.  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. 
 
26.  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. 
 
27.  The owner shall make payment of the Township Engineer’s and/or Clerk of the Works’ 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. 
 
28.  The property owner(s) shall comply with all federal, state and applicable Lower Merion Township ordinances 
and laws regardless of specific mention herein. 
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The Planning Commission recommended approval of the following relief: 
 
a. Natural Features Code Section 101-5.C.2.b, to disturb slopes greater than 25% for the expanded driveway on 
N. Roberts Road and for proposed utility work and stormwater connections/improvements.  
 
PRELIMINARY LOT LINE CHANGE PLAN 
 
635 Creighton Road & 644 Spring Mill Road, Villanova, SD# 3815, Ward 6 
 
The Planning Commission considered a Preliminary Lot Line Change Plan. The Plan prepared by Momenee, 
Inc. dated August 2, 2018, last revised October 16, 2018 shows the transfer of 4,260 square feet from 635 
Creighton Road to 644 Spring Mill Road.  
 
Ms. Campisi presented the proposal and reviewed the issues memo.  
 
Dave Fiorello, the project engineer, said the shift in the lot line will enable room for more landscaping.  
 
Planning Commissioner France made a motion to recommend approval of the following relief: 
 
Subdivision & Land Development Code Section 135-35, to create an irregular lot line. 
 
Planning Commissioner Whalen seconded the motion.  
 
Planning Commissioner France made a motion to recommend approval of the application.  

Planning Commissioner Cook 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 October 29, 2018 shall be incorporated by reference into 
these conditions of approval to the extent the same is not inconsistent with the conditions of approval set forth 
below. 
 
Standard Conditions of Approval: 
 
2.     New deeds shall be recorded subsequent to the recording of the Final Plan. 
 
3.     Two copies of the revised plan shall be submitted with all changes highlighted and a letter shall be 
provided indicating how each requested revision has been addressed. 
 
4.     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. 
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5.     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. 
 
6.     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). 
 
7.     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. 
 
8.     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. 
 
9.     The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion 
Township ordinances and laws regardless of specific mention herein. 
 
The Planning Commission also recommended approval of the following relief: 
a.     Subdivision & Land Development Code Section 135-35, to create an irregular lot line. 
 
AMENDMENT TO A TENTATIVE SKETCH PLAN 
 
39-41 E. Montgomery Avenue & 108 Glenn Road, Ardmore, LD# 3765A, Ward 5 
 
The Planning Commission considered an Amended Tentative Sketch Plan. The plan prepared by Momenee, Inc. 
dated July 5, 2018 amends a previously approved Tentative Sketch Plan showing the construction of a four story 
building containing 21 units. The amended plan increases the number of underground parking spaces from 30 to 
44, decreases the number of surface parking spaces from 14 to five, increases the building footprint by 1,543, and 
decreases the height of the building by three feet. The plan also shows the construction of a one-way driveway 
with a separate entrance and exit onto Montgomery Avenue within the front yard setback and the installation of 
a sidewalk along Glenn Road.  
 
Jillian Dierks presented the proposal and reviewed the issues memo. 
 
Planning Commissioner Ross asked if the surface parking spaces along Glenn Road are required.  
 
Staff indicated that 42 spaces are required and 49 are being provided.  
 
Planning Commissioner Ross said if the spaces are extra it would be nice for them to be removed.  
 
David Falcone, Esquire, was present on the applicant’s behalf and accepted the conditions of approval. He said 
the parking along Glenn Road is important. He said we have seven spaces in front of our St. Georges 
development and they are used by guests frequently. He said no parking is shown along the loop driveway and 
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that is to keep delivery trucks off of Glenn Road and keep them on Montgomery Avenue. He said we are 
attempting to keep the traffic along Glenn Road residential in nature and we are committed to a robust 
landscape plan.  

Planning Commissioner Ross asked about trash storage.  

Mr. Falcone said it will be stored inside the building with truck access from Glenn Road. He said three delivery 
trucks can fit along the driveway.  

Michael Bowker, the project engineer, was present. He said connecting the two access points affected the 
grading on the site and would have resulted in raising the building.  

Planning Commissioner Whalen asked if it was presented to the neighbors that if the building was raised in 
height slightly that the parking could have all been beneath the building.  

Mr. Falcone said the neighbors goal was to get the building height as low as possible  

Planning Commissioner Ruffin asked who the target audience is for the project.  

Cas Holloway, the applicant, said we see the same residents that we just built at St. Georges. He said these will 
all be three-bedroom units that will be geared towards empty nesters. He said 27 of our buyers at St. Georges 
were current residents that wanted to stay in Lower Merion.  

Doug Schimel, 41 E. Montgomery Avenue, said that he has lived there for 2.5 years and downsized from a 
home in Narberth. He said he was looking for an older, significant architectural and impactful place to move. 
He said he leased the whole first floor of the building. He said it is a magnificent location and property and it is 
the reason that me and my neighbors have chosen to reside here. He was heartened to hear that in the Bryn 
Mawr application that it was discussed to preserve Cartref. He was dismayed going through the Zoning Hearing 
Board process that the focus for this application is very much on the micro level. He said it is technically a 
buffer until the next property sells and although it is zoned R7 that does not mean that the project is right for 
Ardmore. He asked what is the saturation point where you are doing more harm than good?  

Planning Commissioner Ruffin stated that this is the second iteration of this plan and when it was before us 
originally, we recommended preservation of the buildings.  

Mr. Leswing stated that the Township is undergoing an update to the Zoning Code and this area will no longer 
be zoned R7. He encouraged Mr. Schimel to participate in the process because he feels that several members of 
the community feel the same as he just stated.  

Planning Commissioner Cook echoed Mr. Leswing’s comments and stated the reasons that I have volunteered 
to participate on this Commission is for the reasons you just so eloquently stated.  

Planning Commissioner Whalen echoed the comments made and said we do need your input. He said many of 
us feel the same way that you do but, in many cases,, we are handcuffed legally. He said he would like to see all 
access from this site from Montgomery Avenue which would enable the preservation of some of the green 
space to the rear.  

Planning Commissioner France said he prefers to see the access along Montgomery Avenue removed to 
preserve the pedestrian feel.  

Planning Commissioner Ruffin said if we remove the access on Montgomery Avenue my fear is that delivery 
trucks will park right on Montgomery Avenue. She also likes that cabs can pick up residents from the driveway.  
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Planning Commissioner Whalen said the issue here and why all of the access can be off of Montgomery Avenue 
is that you are right between the two lights and can take advantage of the timing.  

Planning Commissioner Cook asked if the access onto Glenn Road is even an issue or if that was already 
approved with the last application. He feels the driveway along Montgomery Avenue makes sense and would 
like to see the spaces on Glenn Road go away 

Planning Commissioner Ross feels what has been done with the elevations is counter to what should be done. 
He said the peaked roof and dormers will make the building feel bigger than it already is.  

Planning Commissioner Ruffin asked Commissioner Ross how the roofline should be.  

Planning Commissioner Ross said the two middle floors appear to be much taller than the first floor and the top 
floor. He said the sloped roofs don’t do anything for the building. He suggested making the building look like a 
grand hotel and a grand place to live.  

Planning Commissioner Cook made a motion to recommend approval. 

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 October 26, 2018 shall be incorporated by reference into these 
conditions of approval to the extent the same is not inconsistent with the conditions of approval set forth below. 
 
Pedestrian Circulation: 
 
2.     The proposed sidewalk along Glenn Road shall be extended to the property line of 110 Glenn Road. 
 
3.     The applicant shall consult with the Township on any improvements proposed in the right of way. 
 
4.     Sidewalk and curb shall be noted on the plan to be repaired/replaced at the direction of the Township. 
 
5.     Detectable warning surfaces shall be shown in the sidewalk at the crossings of the proposed driveways. 
 
New Construction: 
 
6.     Elevations and architectural renderings of all sides of the proposed building, including a list of materials 
keyed to the documents, shall be submitted with the Preliminary Plan. 
 
7.     The design of the building shall be compatible with the existing neighborhood with respect to scale, 
rhythm and mass and should include or reference elements of the architectural styles found in the adjacent 
neighborhoods. 
 
8.     The applicant shall investigate including additional outdoor living space and gathering areas on the 
property. 
 



10 
 

9.     The mean grade of the proposed structure shall be calculated and shown on the plan. The architectural plans 
shall be coordinated with and shall comply with the proposed grading. 
 
Traffic, Access & Parking: 
 
10.  The plans shall be revised to show the installation of stamped and colored pedestrian crosswalks at the 
intersection of Glenn Road and Montgomery Avenue. The final design of the crosswalk shall be subject to the 
approval of the Township Engineer. 
 
11.  The width of the driveways and the length of depressed curb shall be dimensioned.  New depressed granite 
curb shall be noted.    
 
12.  The centerline striping at the drive access shall be further described as double yellow pavement markings. 
To encourage a right-out-only movement onto Glenn Road the applicant shall investigate installing a traffic island. 
Details shall be provided with the Preliminary Plan. 
 
13.  A full reveal and depressed granite curb and a concrete curb detail shall be provided on the Preliminary Plan. 
The length of curb to be raised to full reveal shall be located and dimensioned on the Preliminary Plan. 
 
14.  Concrete aprons shall be labeled on the Preliminary Plan. Details of the concrete apron and sidewalk shall be 
provided and shall conform to Township standards. 
 
15.  Adequate maneuverability for cars in the garage and for delivery/service vehicles shall be documented for 
the final paving/building layout.  
 
16.  The radii of the driveway access/egress shall be labeled on the plans and be adequate for all permitted traffic 
movements.  
 
17.  The width of the garage aisles shall be dimensioned on the Preliminary Plan. 
 
Landscape Plan: 
 
18.  The applicant shall investigate the feasibility of preserving existing landscape elements such as stone 
walls outside of the public right of way and reusing the materials in the development. 
 
19.  Landscaping material and elements shall be sited so as to screen the view of the surface parking spaces 
from both Montgomery Avenue and Glenn Road. 
 
20.  The applicant shall strive to design the landscape plan to promote usable outdoor gathering and relaxation 
spaces for residents on-site while meeting the buffering requirements. 
 
21.  The applicant shall investigate implementing the following measures to mitigate the impact of the driveway 
on the viewshed: 
·       The landscaped area along Montgomery Avenue in the area of the proposed driveway be graded to provide 
a gentle berm; 
·       The selection of landscaping along the frontage be chosen with the intention of screening the views of the 
parked cars; 
·       A low-profile curbing be utilized for the proposed loop driveway to reduce the view of the vehicular area 
from the public viewshed; 
·       Investigate expanding the use of pavers within the loop driveway; and 
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·       Reduce the width of the proposed loop driveway to the minimum necessary. 
 
22.  The removal of any tree in the right-of-way of Glenn Road shall be subject to the approval of the Shade Tree 
Commission. The street trees to be removed shall be shown on the proposed development plan in addition to the 
existing conditions plan. 
 
23.  A landscape plan complying with Natural Features Code Sections 101-9 and 101-5B, Zoning Code Section 
155-167.7, Subdivision & Land Development Code Section 135-30 and conditions herein shall be prepared and 
sealed by a Registered Landscape Architect and submitted with the Preliminary Plan. 
 
24.  Wooded lot calculations shall be provided on the Preliminary Plan. The total number of trees removed and 
impacted by the proposed construction shall be listed. 
 
Stormwater Management: 
 
25.  Erosion control measures and the proposed construction access location shall be provided on the Preliminary 
Plan. Details that conform to Township standards shall be shown. Certification attesting to the completeness shall 
be provided on the Erosion Control Plan. 
 
26.  A profile of the alternative storm pipe outflow connection to the storm sewer in St. Georges Road shall be 
provided on the Preliminary Plan to more fully demonstrate feasibility. 
 
Utilities: 
 
27.  The location, size, material, and slope of the proposed sanitary lateral shall be shown on the Preliminary Plan 
and shall comply with Township standards. Separate permits/approvals shall be obtained. 
 
28.  The location of all proposed utility services shall be provided on the Preliminary Plan. 
 
Construction Details: 
 
29.  A construction staging and demolition plan shall be submitted with the Preliminary Plan. 
 
30.  A fill material and topsoil stockpile location shall be provided on the Preliminary Plan. 
 
31.  A note shall be added to the Preliminary Plan indicating that the Township Engineer shall be notified 48 
hours prior to the installation of the seepage bed, storm sewer piping and prior to the start of earthmoving 
activities. 
 
Standard Plan Items: 
 
32.  An As-Built Plan shall be submitted following completion of the project demonstrating compliance with 
building footprint square footage limitations. 
 
33.  The location of all existing storm sewers and structures shall be provided on the Preliminary Plan. The size, 
slope, and material of all storm sewers within two hundred (200’) feet of the development or proposed work shall 
be indicated. The location of the recently installed storm sewer extension from the Suburban Square Development 
project shall also be shown. 
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34.  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. 
 
Standard Conditions of Approval: 
 
35.  The applicant shall identify on the Preliminary Plan how the recreation area requirement will be met. 
 
36.  An outdoor lighting plan, sealed by a responsible design professional, that includes illuminance patterns shall 
be submitted with the Preliminary Plan. 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. 
 
37.  The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1. 
 
38.  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. 
 
39.  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. 
 
40.  The Preliminary Plan shall be filed with the Department of Building and Planning within twelve (12) months 
from the date of the Amended Tentative Sketch Plan approval. 
 
41.  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. 
 
42.  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. 
 
43.  The property owner(s) shall comply with all federal, state, county and applicable Lower Merion Township 
ordinances and laws regardless of specific mention herein. 
 

PRELIMINARY LAND DEVELOPMENT PLAN 

211 Belmont Avenue, Bala Cynwyd, Ward 3, LD# 3791 

The Planning Commission considered a Preliminary Land Development Plan. The Plan dated August 10, 2018, 
last revised October 18, 2018 prepared by Bohler Engineering showing the demolition of all existing buildings; 
construction of a six-story building containing modern senior living apartments, assisted living and memory 
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care services with 84 units, 96 beds and 68 parking spaces; reconfiguration of the existing curb cut off Rock 
Hill Road and elimination of the curb cut off Belmont Avenue; and construction of a ten-foot wide sidewalk and 
ten-foot wide landscaped verge along Rock Hill Road and Belmont Avenue.  
 
Ms. Dierks presented the proposal and reviewed the issues memo.  
 
Planning Commissioner Ross suggested the building be flipped to have the main entrance at the corner of 
Belmont Avenue and Rock Hill Road to highlight the pedestrian bridge. 
 
Jonathan Spergel, Esquire, was present on the applicant’s behalf. He reviewed the applicant’s requested changes 
to staff’s recommended conditions of approval, a copy of which is in the Township file. He introduced the 
project architect to address the changes to the elevations.  
 
Anthony Bevarito, of the Architectural Team, presented the elevations. He stated that they received comments 
about reinforcing the horizontality of the building. He said the top of the hill is roughly 100 feet above finished 
grade. He said the grades on the site dictated much of the elevations. He pointed out the pedestrian bridge over 
the flume serves as an outdoor space to engage the residents with the community. He also pointed out several 
outdoor terraces for the residents’ use. He also stated that the cement board will be painted and metal panel is 
shown on the roof. He presented samples of all proposed materials.  

Planning Commissioner Ross asked about the pedestrian bridge and questioned why there isn’t a bridge for 
residents and visitors to access the front door.  

Chris Dinoulis, the applicant’s civil engineer, said the bridge would be a pretty long span to reach the front of 
the building from the sidewalk.  

Planning Commissioner Ross suggested looking to provide access to the front door for the pedestrian bridge. 

Ted Doyle from LCB Senior Living said that our typical resident is an 85-year-old woman. He said most 
visitors access the site by vehicle.  

Planning Commissioner Ruffin agreed.  

Scott Todd, a resident from Belmont Hills, asked that the roof screen not exceed 10% of the building area.  

Mr. Leswing said we will check that before the Building & Planning Committee Meeting next week.  

Planning Commissioner France said he likes the design of the plaza area.  

Planning Commissioner Whalen said this is a tremendous use and a great project. He also stated that he has no 
issue with the pursuit of reserve parking.  

Planning Commissioner Ruffin agreed with Planning Commissioner Whalen and said we have made substantial 
requests each time we have reviewed this project and it looks substantially better. She noted that this is a 
challenging site and we cannot get everything we want. She would also support a request for reserve parking.  

Planning Commissioner Cook said he is a resident of Ward 3 and lives near this site. He felt this is an excellent 
use for this space as it is a very large building that will not generate a lot of additional traffic to the area. He 
commended the applicant for working with such a difficult site. He also would support a request for reserve 
parking.  
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Planning Commissioner Ross agreed with the reserve parking request as well and stated that it would be nice for 
an 85-year-old resident to be able to take a walk. He feels that the applicant should look at it again and try to 
make it work.  

Mr. Bowers addressed the relief requested from Stormwater Management & Erosion Control Code Section 121-
4E.2.c, to allow the stormwater systems to empty the total design storm rate control volume in 24-72 hours instead 
of 24 hours. He stated that he is comfortable with allowing the system to drain in 48 hours versus 72 hours if he 
had more information. Regarding the relief from the meadow cover condition to only consider 20% of the site as 
meadow, Mr. Bowers stated the applicant may not even need the relief but he does not have the information he 
needs so he suggested removing it for now.  
 
Mr. Bowers expressed concern with the requested change to condition 53. He felt that the manufacturer may not 
want to cover this if adequate distribution is not provided. 

Planning Commissioner Whalen moved to approve the following relief:  

A.    Natural Features Code Section 101-5.C.2.b, to disturb slopes exceeding twenty-five (25%) percent. 
B.     Stormwater Management & Erosion Control Code Section 121-4E.2.c, to allow the stormwater systems 

to empty the total design storm rate control volume in 48 hours instead of 24 hours. 
C.     Stormwater Management & Erosion Control Code Section121-4.B.2.a.1 and 121-5.B.4, to allow 20% 

of the existing impervious area to be analyzed as meadow for the predevelopment condition. 
 

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Cook made a motion to recommend approval of the application with the conditions as 
amended.  
 
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 October 26, 2018 shall be incorporated by reference into these 
conditions of approval to the extent the same is not in conflict with these conditions. 
 
2.   A traffic impact fee based on the expected average weekday PM peak hour trip generation 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. 
 
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: 
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4.  The proposed building shall be constructed substantially as shown on the architectural elevations prepared 
by the Architectural Team, dated October 18, 2018, with the exception of any de minimis changes, including 
those required by these conditions of approval and mutually agreed to with staff. 
 
5.    Windows shall not be flush mounted and shall be inset from an exterior wall a minimum of three inches, if 
consistent with manufacturer's recommended installation details. 
 
6.    Exterior wall materials of the building shall be limited to four, not including glass. 
 
7.   Materials shall change along a horizontal or vertical joint and the change shall correspond to a change in the 
plane of the wall. Materials that change along a horizontal line shall place the heavier material below the lighter. 
 
8.    All mechanical equipment, including antennas, shall be screened visually and acoustically. Such screening 
shall be integral to the architectural design of the building. 
 
9.    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.  
 
Historical Commission 
 
10.    Where feasible, the applicant shall retain landscape features including stone retaining walls such as those 
along the hillside and along Gulley Run. 
 
11.    The applicant shall provide a Historic Structures Report to document all resources to be demolished, 
including additional research, measured plans and elevations, complete photographic documentation of the 
interiors and exteriors, and a more detailed physical description. 
 
12.    Where feasible, the applicant shall salvage existing building components and components from the site, 
including stone from the northeast retaining wall. The applicant shall also ensure that provisions are included in 
the demolition contract to advance re-use and salvage of existing materials from the buildings and site. 
 
13.    The applicant shall consider the use of historic names associated with the mill history of the complex for 
the new use. 
 
Landscape Plan: 
 
14.    The 60” sycamore tree shall be preserved. 
 
15.    The applicant shall air spade the soil around the 60” sycamore tree. 
 
16.    The applicant shall provide a detailed tree protection plan for the sycamore to include fertilization which 
shall be subject to the approval of the Township Arborist. 
 
17.    The surface parking spaces along Rock Hill Road shall be shifted a sufficient distance from the retaining 
wall to provide a planted area to screen the view of the parking spaces, if feasible. 
 
18.    A landscape treatment similar to that proposed adjacent to the plaza area and the flume along the frontage 
of the site shall be provided adjacent to the northern edge of the flume in front of the existing sycamore tree to 
ensure an effective screen of the surface parking spaces from Belmont Avenue if the spaces are not held in 
reserve. 
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19.    The applicant shall work with staff on the selection of the fencing along the flume and the proposed 
pedestrian bridge consistent with that shown in the Preliminary Plan to ensure that the design reflects 
the industrial heritage of the Rock Hill Road 
 
20.    The palette of plant material shall be revised to incorporate plant species that are native and promote 
biodiversity to the extent not already shown in the Preliminary Plan. 

21.    Boulders shall be reused on site within the proposed landscaped areas along the frontage to terrace the 
slopes, where feasible. 

22.    All trees to remain within 25 feet of the disturbed area on the site shall be devined.    

23.    The proposed landscaping and other site amenities shall be maintained in perpetuity and replacements 
will be directed and subject to the approval of Township staff. A maintenance and operations plan for the 
proposed landscaping shall be submitted and subject to the approval of the Township Solicitor. 
 
24.    The applicant shall work with staff to locate the required bike racks, interpretive signage, and seating. The 
Township will provide the content for the signage to relay the history of the site and the applicant shall provide 
and install the structure at a location mutually agreeable to the applicant and the Township. The bike racks shall 
be consistent with those located at the CVS site. 
 
25.    A detail of the proposed benches shall be added to the landscape plan and shall be subject to Township 
approval. 
 
26.    The landscape verge located along Belmont Avenue in the area of the existing bridge shall be refurbished 
and maintained by the property owner. 

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.    In the course of developing the property pursuant to this plan, the applicant shall offer to the Township 
recycled landscape materials from the site to be used in the construction of Township projects including large 
boulders and stone from existing buildings and retaining walls. Before construction begins the applicant and 
Township staff shall agree to standards and procedures for the selection of materials and the time limits for the 
applicant making such materials available to the Township. Any acceptance of and use by the Township of 
recycled site materials shall be at the Township's sole liability and cost. 
 
29.    Pedestrian scaled lighting shall be provided for the proposed plaza area, internal walkways, and 
pedestrian bridge. The applicant shall work with staff on the location and design of the proposed lighting of 
site amenities consistent with what is shown on the Preliminary Plan. 

Vehicular and Pedestrian Circulation & Parking: 
 
30.    The applicant shall consider submitting a conditional use application to hold some or all of the surface 
parking spaces closest to Belmont Avenue in reserve pursuant to Zoning Code Section 155-95.1. 
 
31.    The applicant shall relocate the crosswalk across Rock Hill Road as directed by the 
Township Engineer subject to the approval of PennDOT. 



17 
 

32.    Details for the vehicular bridge over the flume shall be provided as part of the final land development 
plans. Calculations shall be provided with such detailsthat document the capacity for delivery, service and 
emergency vehicles.   
 
33.    Top and bottom of curb elevations shall be provided along the proposed driveway. 
 
34.    The final drive configuration shall Traffic Safety Unit of the Lower Merion Police Department approve 
the final drive configuration. 
 
35.    A Highway Occupancy Permit (HOP) is required from PennDOT for the new driveway.  The township 
would request that they be copied on all correspondence and be invited to attend all meetings with the 
department for this development. 
 
36.    The detail for the concrete apron shall be revised to be fully consistent with the Township standard. 
 
37.    New depressed curb shall be dimensioned on the plan. 
 
38.    Depressed concrete curb to be raised to full reveal shall be dimensioned on the plan. 
 
39.    Any damaged concrete curb along the frontage of the developmentshall be noted to be repaired/replaced 
as directed by the Township. 
 
40.    The development is located in the area of a Township planned corridor improvement project which may 
result in the need for additional right-of-way, therefore, the development shall be coordinated with the 
Township’s design of the roadway, including the curb, sidewalk, and stormwater design. 
 
41.    A left turn lane on Rock Hill Road shall be shown as an alternate design that would be constructed if it is 
determined to be practical to install it if requested by PennDOT. 
 
42.    The proposed roadway improvements shall be coordinated with the Township’s final PennDOT 
improvement plans. 
 
Utilities & Loading: 
 
43.    The trash enclosure shall be screened with a wall, be facing away from the street, and screened with 
landscaping. 

44.    The applicant shall either relocate the transformer and generator to a portion of the site that is less visible 
from the public viewshed or shall provide a landscape screen and a wall or fence to conceal these 
structures, subject to the approval of PECO. Applicant shall use diligent efforts to secure approval from PECO. 

45.    The location of the existing sanitary laterals shall be clearly shown.  
 
46.    A fill material stockpile location shall be provided on the plan.   
 
47.    The PA One Call serial number shall be provided on the plan. 
 
48.    The location of any proposed gas service shall be provided from the structure to the mains.  All utility 
mains shall be shown on the property frontage.  
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49.    Separate permits and approvals shall be obtained from the Public Works Department for the sanitary 
lateral construction. 

Stormwater Management: 

50.    The applicant shall add a constructed riffle to Gulley Run near Belmont Avenue to add oxygen to the 
lower segments of the stream. If necessary, the riffle shall be anchored to the floor of the flume. 
 
50.    An observation port shall be provided to the bottom of the seepage bed stone which shall also be shown in 
a plan view detail. 
 
51.    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. 
 
52.    AASHTO No. 1 stone shall be shown in the seepage bed details. Geotextile material shall be indicated to 
surround the entire seepage bed. 
 
53.    A network of distribution pipes shall be designed below the lowest orifice elevation of stormwater basin 
no. 1, subject to the concurrence of the manufacturer. If adequate distribution of stormwater is not provided to 
the satisfaction of the Township Engineer, an alternate, Code compliant design shall be required. Any stone 
used in the design for a rate control facility shall use AASHTO No. 1 stone. 
 
54.    A full plan view detail is required for Basin No. 1. Dimensions shall be included that are sufficient for 
verification of the design, construction of the facility and inspection for compliance with the design.  
 
55.    Additional detail is required for the concrete slab top of Basin No. 1. The size and spacing of the steel 
reinforcement shall be provided. The cover/clearance dimensions shall be provided on the detail. The 
reinforcing around the access structure shall be further specified/clarified on the detail. Structural calculations 
qualifying the design shall be submitted. Anticipated maximum loading shall be used in the structural 
qualification. 
 
56.    The tables showing the bearing width for the slab for Basin No. 1 and for the “Primary Reinforcement” 
geogrid lengths shall be included on the detail plan for Basin No. 1. 
 
57.    Detail A for the liner system for Basin No. 1 and the line system shall be clearly specified/detailed on the 
plan. 
 
58.    Additional data points shall be provided for the stage/storage input parameters for Basin No. 1 to more 
accurately represent the stage/discharge characteristics used to generate the basin outflow hydrograph. 
 
59.    A profile of the six (6”) PVC sewer line indicating applicable manhole information shall be 
provided.  Inverts for inflow and outflow of the manhole structures shall be adjusted to provide a two (2’) foot 
drop across the structure. The distance of the lateral to the property line shall be dimensioned on the plan. 
 
Retaining Walls: 

60.    A detail of any proposed retaining walls shall be provided with the Final Plan. Calculations shall be 
provided for wall clear heights exceeding four (4’) feet or for walls with equivalent surcharge loading if/as 
applicable.  A Certification by a civil engineer of the condition of the existing retaining walls to remain shall be 
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provided. Any recommended improvements/repairs shall be included as a condition of the issuance of 
the building permit.  
 
61.    Certification shall be submitted regarding the integrity of the flume/culvert prior to issuance of building 
permits. 
 
Plan Requirements: 

62.    All proposed signage shall be subject to a separate review by the Zoning Officer. 

63.    A more detailed tabulation of impervious surface on the property before and after the development shall 
be provided with the Final Plan.  
 
Standard Conditions: 
 
64.    The plans submitted with the building permit, including plans for the public pocket park which will be 
accessible to the public, 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. 
 
65.    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. 
 
66.    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. 
 
67.    The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1. 
 
68.    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. 
 
69.    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. 
 
70.     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). 
 
71.    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. 
 
72.    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. 
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73.    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. 
 
74.    The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion 
Township ordinances and laws regardless of specific mention herein. 
 
The Planning Commission also recommended approval of the following relief: 
 
A.    Natural Features Code Section 101-5.C.2.b, to disturb slopes exceeding twenty-five (25%) percent. 
B.     Stormwater Management & Erosion Control Code Section 121-4E.2.c, to allow the stormwater systems to 

empty the total design storm rate control volume in 24-72 hours instead of 24 hours. 
C.     Stormwater Management & Erosion Control Code Section121-4.B.2.a.1 and 121-5.B.4, to allow 20% of 

the existing impervious area to be analyzed as meadow for the predevelopment condition. 
 

PRELIMINARY LAND DEVELOPMENT PLAN 

9 Presidential Boulevard, Bala Cynwyd, LD# 3812 Ward 9, LD# 3812 
 
The Planning Commission considered a Preliminary Land Development Plan. The Plan dated November 3, 
2017, last revised January 18, 2018 prepared by BL Companies shows the construction of a 173-unit apartment 
building above a 202 space parking structure and a 27 space surface parking lot.  
 
Mr. Leswing presented the proposal and reviewed the issues memo. He indicated that the applicant accepts the 
conditions of approval.  
 
John Westrum and John Tallman were present from Westrum Development Company. Mr. Tallman stated that 
the structured parking beneath the building is reserved for tenants. He said at some point in the future we may 
reserve parking below the building for the retail spaces.  
 
Mr. Bowers explained that the relief that the applicant needs relates to additional time for the stormwater system 
to empty. He said the Code requires the system to drain within 24 hours, but he stated that 48 hours is sufficient. 
He stated that staff met with the applicant this afternoon which is why the relief is not in the conditions received 
by the Planning Commission on Friday. Mr. Bowers said the relief that they need would prevent a worse condition 
as a result of installing a system in the area of steep slopes.  

Planning Commissioner Ross asked about the materials of the building.  

John Westrum stated that the building is predominantly stucco. He said that they use a zip system, which 
includes a green board that is sealed, a double layer of jumbo tech paper on top of that, a drainage mat behind it 
with a wire mesh with control joints, and three separate applied coats of stucco.  

Planning Commissioner Ross asked about the colors.  

John Westrum said millennials love the style of the building. He said we have held focus groups and this style is 
the desired look. He stated that the design team worked hard to add symmetry and articulation to the building.  

Planning Commissioner France said the dog park could have a more articulated connection to the building and 
expressed concern with the two paths and cars exiting the site and stopping to be able to see oncoming cars.  
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Mr. Bowers said people will be stopping twice to check for visibility.  

Planning Commissioner Ruffin said this application has changed dramatically since it first came here and that 
the landscaping is a huge asset to the site.  

Planning Commissioner Cook agreed with the previous comments.  

Planning Commissioner Ross said his only issue is with the color on the façade. He feels that the blue is 
unfortunate, and the coloring should feel more natural. He said the color palette could be more subtle and 
sophisticated.  

Planning Commissioner Cook understands the colors and the target audience. He stated that the location will 
pull tenants to this site regardless.  

Planning Commissioner Whalen made a motion to recommend approval the following relief:   

A. Partial relief from Natural Features Code Section 101-9.A, to substitute evergreen shrubs for some of the 
required deciduous shrubs. 

B. Partial relief from Natural Features Code Section 101-9.A, to provide some of the required plant 
material off-site. 

C. Partial relief from Stormwater Management & Erosion Control Code Section 121-4.A.1.a, to not control 
the peak rate of runoff from the 5 year post development condition to the two year predevelopment 
condition. 

D. Partial relief from Stormwater Management & Erosion Control Code Section 121-4.E.2.c, to allow the 
stormwater management systems to drain within 48 hours instead of the required 24 hours. 

Planning Commissioner Cook seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Cook made a motion to recommend approval of the Preliminary Plan.  

Planning Commissioner France 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 October 26, 2018 shall be incorporated by reference into these 
conditions of approval with the exception of item B1 and B39. 
 
2. A traffic impact fee based on the expected average weekday PM peak hour trip generation of the proposed 
use shall be submitted prior to the issuance of a building permit. The final amount of the fee shall be as 
determined by the Township Engineer. 
 
Conditional Use Conditions: 
 
3. The applicant shall comply with the conditional use conditions issued on June 20, 2018 which shall be listed 
on the Final Plan. 
 
4. The final easement language for the shared access to 1 Presidential Boulevard shall be subject to the approval 
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of the Township Engineer. 
 
5. The site plan showing the shared access easement with 1 Presidential Boulevard shall be incorporated into the 
Final Plan set rather than being a separate document. 
 
Architectural Elevations: 
 
6. Architectural elevations and renderings of all sides of the proposed building shall be submitted with the Final 
Plan and shall notate all proposed materials. The applicant shall provide a chart to demonstrate compliance with 
the Architectural Design Standards in Zoning Code Section 155-217.F. 
 
7. A Design Manual complying with Zoning Code Section 155-217.F.3 shall be submitted with the building 
permit application. 
 
8. The proposed building shall be constructed substantially as shown on the architectural renderings prepared by 
Meyer Design Group dated October 19, 2018 with the exception of any de minimis changes, including those 
required by these conditions of approval and mutually agreed to with staff. 
 
9. The site plan shall be revised to reflect the articulation of the upper stories of the building as shown on the 
revised renderings dated October 19, 2018. 
 
10. The east and west elevations of the building shall be amended to provide the required two foot depth of 
articulation every 50 feet per Code Section 155-217.F.5.b.1.a. 
 
11. The amount of glazing in the third through fifth floors shall be added to the architectural elevations and 
renderings as required by §155-217.F.5.b.4 to demonstrate that 20% of the facade contains clear windows and 
glazing with a minimum light transmittance of 0.75. 
 
12. The elevations shall be modified to provide the articulation required in §155-217.F.5.c.1 and 2 on the east, 
west and rear façade of the parking structure. 
 
13. A trim band, as shown on the west elevation, shall be added to the east elevation between the structured 
parking and the first floor. 
 
14. The appearance of all mechanical venting shall be visually minimized by matching the color of adjacent 
exterior walls. 
 
15. All roof-top mechanical equipment, including antennas, shall be screened visually and acoustically. Such 
screening shall be integral to the architectural design of the building per Zoning Code Section 155-217.F.5.b.6. 
Details of the screening of all proposed mechanical equipment shall be provided on the final elevations and 
renderings. 
 
16. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning 
Officer. 
 
17. 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/Public Gathering Space/Greening Standards: 
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18. Any required plant material that cannot be reasonably accommodated on-site as determined by staff, shall be 
provided off-site. 
 
19. Columnar deciduous trees placed 10 feet on center shall be installed along the northern and southern edges 
of the garage façade to reduce the mass and scale of the building and provide visual articulation. 
 
20. The two proposed Cercis Canadensis on the southern side of the garage shall be replaced with two 
Rotundiloba. 
 
21. A canopy tree shall be added to the planted island on the west side of the building. 
 
22. The applicant shall coordinate with the Township on the final design of all proposed street furniture 
including benches, trash receptacles, tree grates and bicycle racks. Any changes made prior to construction shall 
be subject to the approval of staff. 
 
23. All plant material provided shall meet the minimum size requirements in the Natural Features Code. 
 
24. The minimum required public gathering space of 5,967 sq. ft. shall be provided on sheet C-11.2. 
 
25. The public gathering space and the greening elements shall be maintained by the property owner. The 
applicant shall provide a maintenance and operations plan for the greening standard and public gathering space 
plantings, furnishings and other amenities. 
 
26. The amount of the density increase shall be noted on the plan and recorded in the deed. No portion of the 
public gathering space shall be dedicated towards a specific tenant. 
 
27. All trees to remain shall be devined. 
 
28. 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. 
 
29. All sheets associated with the landscape plan shall be incorporated into the final plan set. 
 
30. Details of the multi-purpose path shall be provided and labeled.  
 
Traffic, Circulation & Parking: 
 
31. The drive aisles in the parking garage shall be revised to meet the minimum recommended width of twenty-
two (22’) feet. 
 
32. The location of the four (4) car share spaces shall be labeled on the parking garage plan. 
 
33. A total of seven (7) ADA parking spaces shall be provided. The number and location of ADA spaces shall 
be labeled and shall correspond on all sheets of the plan set.  
 
34. The area shown for bicycle storage shall note how many bicycles can be stored in each area. 
 
35. The three-lane configuration of Presidential Boulevard shall be shown on all sheets of the plan set. 
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36. ‘No stopping or standing’ signs shall be shown on the property frontage.  
 
Stormwater Management: 
 
37. Soil stockpile No. 1 shall be shifted outside the right-of-way of Presidential Boulevard. 
 
38. Geotextile fabric shall be specified to surround seepage bed No. 2. AASHTO No. 1 stone shall be specified 
for the recharge stone. The pipe shall be perforated to be consistent with the information on the profiles and the 
intent to recharge stormwater. 
 
Construction Details: 
 
39. A detail of the retaining walls shall be provided and shall include top and bottom of wall elevations with the 
limits of the wall locations clearly indicated. Calculations shall be provided for wall heights exceeding four (4’) 
feet. 
 
40. Depressed granite curb and concrete apron shall be clearly labeled at the new driveway access location.  
 
41. The construction entrance detail shall be modified to indicate placement of the AASHTO No. 1 stone 
starting five (5’) feet from the cartway of Presidential Boulevard. Crushed stone shall be shown in the area 
between the start of the entrance and the curb line. 
 
42. A separate building permit shall be obtained for the pool. The pool, equipment, and enclosure shall comply 
with 2009 IBC, Section 3109. The pool equipment, enclosure, and self-closing gate shall be shown on the plan.  
 
43. Notes shall be added to the full reveal and depressed granite curb detail that include the following: 
a.      The depressed curb height for the driveway shall be ¼ inch for each inch of existing curb reveal. 
 b.     Any curb replacement shall meet existing curb reveal height. 
 c.      One-foot cut back is needed in the street area where any curb is adjusted and/or replaced. All joints shall 
be sealed. 
 d.     An additional concrete support is needed mid-span of each section of depressed curb in the driveway area. 
  
44. 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. 
 
45. 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. 
 
Plan Requirements: 
 
46. The impervious surface tabulation shall be further itemized to include listings for proposed 
parking/driveways, patio, pool, walls, walks, etc. 
 
47. Dimensions shall be added to the proposed impervious surfaces to more clearly define the limits. 
 
48. All separate sheets shall be incorporated into the final plan set. 
 
Standard Conditions of Approval: 
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49. The applicant shall submit the required recreation fee of $3,000 per unit prior to the issuance of the building 
permit. 
 
50. All trash dumpsters shall be located within the building. 
 
51. 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. 
 
52. 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. 
 
53. 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. 
 
54. 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. 
 
55. 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. 
 
56. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1. 
 
57. 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. 
 
58. 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. 
 
59. 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). 
 
60. 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. 
 
61. 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. 
 
62. 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 
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paid within 60 days of presentation, the Township may elect to suspend any outstanding permits until all 
pending charges are settled. 
 
63. The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion 
Township ordinances and laws regardless of specific mention herein. 
 
The Planning Commission recommended approval of the following relief: 
 
A. Partial relief from Natural Features Code Section 101-9.A, to substitute evergreen shrubs for some of the 
required deciduous shrubs. 
B. Partial relief from Natural Features Code Section 101-9.A, to provide some of the required plant material off-
site. 
C. Partial relief from Stormwater Management & Erosion Control Code Section 121-4.A.1.a, to not control the 
peak rate of runoff from the 5 year post development condition to the two year predevelopment condition. 
D. Partial relief from Stormwater Management & Erosion Control Code Section 121-4.E.2.c, to allow the 
stormwater management systems to drain within 48 hours instead of the required 24 hours. 
 
Public Schools Proposed Ordinance  

Mr. Leswing presented the proposal. 

Planning Commissioner France disclosed that as a member of the Montgomery County Planning Commission 
he does contract work for the School District to complete enrollment projection studies. He said he does not feel 
there is any issue with his participation in the discussion of this ordinance.  

Fred Fromhold, Esquire, was present on behalf of the Lower Merion School District. He said he is present 
because the ordinance is needed for the School District to develop the site at 1860 W. Montgomery Avenue. He 
was present with Jim Lill, the Director of Operations for the School District, and Jeremy Maziarz, with Chester 
Valley Engineers. Mr. Fromhold said a site architect, Spiesel Architects, was selected by the School District to 
design the new building for the site. He passed out a diagram showing possible improvement areas on the site. 
The diagram shows approximately 44% impervious surface and approximately three percent pervious pavement 
areas. Mr. Fromhold asked that there be up to 45% impervious available in the new ordinance and asked that the 
Planning Commission recommend that be included in the proposed ordinance. He expressed concerns with the 
required 10-foot buffer and the limit on the height of retaining walls.  

Planning Commissioner Ross asked how many stories are assumed for this site.  

Jim Lill said we don’t have the number of stories defined at this point. He said the school will accommodate 
1,200 students in grades 5-8.  

Planning Commissioner Ross questioned that.  

Planning Commissioner Whalen said we will not get into the design of the building tonight.  

Mr. Lill said we are allocating space and area on the site without designing the building.  

Planning Commissioner Whalen asked if the Commission has an issue with 45% impervious surface.  

Planning Commissioner France said that the Township should be aware that 45% will bring in some 
inconsistencies. He said it creates a situation in lower density environments that are more permissive which may 
not be the best way to go about it. He said we need more legislative intent to deal with the impervious issue and 
the 20-acre size limitation.  
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Planning Commissioner Ross asked if this is written specifically for this site.  

Planning Commissioner Whalen said this is designed to apply Township wide.  

Planning Commissioner Ross asked why this is being done.  

Mr. Fromhold said the School District has looked at this and has looked at their options including neighborhood 
stabilization which places stress on already stressed schools. He said this site does not work for the school 
district under the existing Code. Given the time table that the School District needs to provide additional 
facilities at the elementary and middle school levels, this is our best option.  

Planning Commissioner Ross asked if that is true. 

Ms. Campisi stated that the impervious surface in the underlying zoning district is less than 45%.  

Planning Commissioner Ross asked what it is. 

Mr. Leswing said half of that.  

Planning Commissioner Cook asked whether the new zoning is headed in this direction.  

Mr. Leswing said yes.  

Discussion ensued about the appropriateness of this site for a school.  

Planning Commissioner France said there are other issues and since the site is not optimal in many people’s 
opinion, conditional use could be used to give the Township a little more power and say as to how this site gets 
developed.  

Ben Meyer, Penn Wynne Civic Association, stated that the Civic Association passed a resolution encouraging 
the Board of Commissioners to support the impervious coverage to give the architects working for the School 
District the greatest flexibility to construct the highest quality school and for the School Board to take 
Stoneleigh off the table and incorporate historic elements of Clairemont into the new school.  

Shelby Sparrow, Penn Wynne Civic Association, said we have been deeply involved in the enrollment issues 
since at the beginning of the discussion the solution was to take our field space to expand Penn Wynne 
Elementary School which was very controversial and a much broader issue once we began to look at the 
demographic reports. Removing the fifth grades from five of the existing elementary schools eliminates the 
need to add onto the existing elementary schools. She agreed that 1860 Montgomery Avenue is not an ideal site 
but there seems to be support from the residents of Villanova to have a school there. She said having to add on 
to the existing schools will be detrimental to the neighborhoods.  

Planning Commissioner Whalen agreed with Mr. Leswing and Commissioner Ross. He said the reason we are 
here is a lack of planning on all sides. He said this is not the best path forward, but we need to draft a path 
forward and he stated his support for the ordinance.  

Planning Commissioner Ruffin concurred.  

Planning Commissioner Cook agreed.  

Planning Commissioner France asked if there is any desire to include a recommendation on conditional use.  

Planning Commissioner Ross asked if the height could be increased to reduce the impervious surface.  

Planning Commissioner France said this site is already elevated.  
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Planning Commissioner Whalen made a motion to recommend approval of the ordinance with 45% impervious 
surface. 

Planning Commissioner Ruffin seconded the motion. 

 All members were in favor, except Planning Commissioner Ross, who was opposed. The motion carried.  

 

Meeting minutes recorded by Andrea M. Campisi, Senior Planner.  

 

 

 

 

 

 


