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Planning Commission Meeting Minutes 

December 3, 2018 

                

Members Present: Harriet Ruffin, Tim Mathews, George Ross, Scott France, Sean Whalen, Jerry Stern and Bill 

Cook 

Staff Present – Chris Leswing, Director, Building and Planning Director, Andrea Campisi, Senior Planner 

Planning Commissioner Whalen called the meeting to order at 7:02 p.m.  

November 5, 2018 Meeting Minutes 

Planning Commissioner Ross stated that he voted against the Bryn Mawr application and the Public Schools 

Ordinance.  

The November minutes reflect that Planning Commissioner Ross voted against the application for Bryn Mawr 

College but will be updated to reflect that he voted against the Proposed Public Schools Ordinance.   

Planning Commissioner Ruffin made a motion to recommend approval subject to those amendments.  

All members were in favor and the motion carried.  

Planning Commissioner Whalen noted that the application for 111 W. Lancaster Avenue was tabled and will not be 

discussed this evening.  

City Avenue District Ordinance 

Mr. Leswing presented the proposed ordinance. 

Planning Commissioner Ross asked what the pie chart would look like with the three applications that were recently 

submitted.  

Mr. Leswing said staff will update the chart and get back to you.  

Planning Commissioner Whalen recommended that the definition of single use be clarified to state what constitutes 

“other ground floor uses”. 

Planning Commissioner France agreed and expressed concern with the term “predominantly”.  

Planning Commissioner Mathews agreed that predominantly is not defined. He questioned whether that means 51% 

and recommended using specific percentages for single use versus mixed use. 

Mr. Leswing explained the changes proposed for penthouses and the desire of a property owner to have an elevator 

on the edge of a building instead of the interior.  

The Planning Commission questioned the specificity of this proposed change.  

Planning Commissioner Ruffin asked where the mechanical units will be placed if there is a residential penthouse. 
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Mr. Leswing suggested perhaps this change can be incorporated into a conditional use request.  

Planning Commissioner Whalen summarized that a by-right use here could lead to things that we do not want.  

Mr. Leswing summarized that the Planning Commission supports the idea of flexibility for penthouses but has 

concerns with the specificity of the proposed language.  

Carl Watson, a resident of Shortridge, commented that 20 feet is too high.  

Planning Commissioner Whalen asked if it would be acceptable if you could have up to 20 feet by conditional use? 

He recommended items 1 and 2 in the penthouse section be permitted by conditional use.  

Roger Moog, 301 Kent Road, feels macroscopic issues should be discussed before microscopic issues. He stated that 

this discussion is almost meaningless to the public. He said the existing roadway system cannot be expanded, 

specifically Montgomery and Lancaster Avenue. He said Belmont Avenue may be able to be improved. He said not 

only does the residential development have to be reduced but so does the FAR for all development to address the 

traffic issues. He stated that he feels it is necessary to balance traffic and development and that we are already feeling 

the impact and not all of the developments have been constructed yet.  

Heddy Cerwinka, 105 Bentley Avenue, stated that our road has become an access road for the commercial properties 

on Montgomery avenue.  

George Broseman commented on the definition of single use. He agrees that it is important to add this definition and 

it is important to know whether you are mixed use or single use since the bulk and area differs for each use. He also 

expressed concerned with the term “predominantly”. He suggested handling this the way Zoning Officer does by 

stating if you cannot meet the definition of mixed use then you are automatically a single use. He said that seems to 

makes sense although he commented that percentages could also be added.  

Planning Commissioner Ross asked why there is a desire now to have less residential use in the district and whether 

it is for purely financial reasons.  

Mr. Leswing said one of the concerns is that there is a lot of development occurring at the same time. There is a 

perception that the boom in development is also what is affecting the school enrollment bubble even though the 

apartments have not yet been built.  

Planning Commissioner Ross said much of the development is near transit and if you make it difficult for people to 

drive they will find other alternatives. He feels less people are taking transit today than when he first moved to the 

township. Traffic is not increasing because of new units being built it is just easier for people to drive their cars.  

Planning Commissioner Ross questioned how we know that there are enough residential units in order to change the 

ordinance to limit other than people complaining that there are too many units.  

Planning Commissioner Whalen responded that there is not enough mixed use. 

Planning Commissioner Ross asked if there is some kind of urban design study that can be completed.  

Mr. Leswing stated that it was acknowledged that the City Avenue District was a good starting point but that further 

planning would be needed. Given that the District took five years to adopt any future planning was put on hold to see 

what type and amount of development would be proposed. Now that the District has been in place the property 

owners know how they would develop their properties and where they would build and place green space. Even DPZ 

Associates, the Township’s rezoning consultants, said that when they reviewed the Zoning Code that a master plan is 

needed for the City Avenue District. There is funding budgeted next year for such a master plan to determine what 

the appropriate mix is and where it should go.  
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Planning Commissioner France expressed concern with the unintended consequences of the proposed ordinance. He 

said if someone wants to build a single use residential building, the market may be profitable for a four-story 

building where we would not get any incentives out of it.  

The Planning Commission did not have any concerns with items under Category C for Conditional Use.  

Mr. Broseman supported this change and noted that the current requirements are very specific. He felt there is 

precedence for this in the Zoning Code already and this will allow for flexibility in development.  

Mr. Leswing asked about permitting apartment houses in mixed use buildings only. 

Planning Commissioner Cook said mixed use is a good thing.  

Planning Commissioner Ross feels that mixed use is good but not the mixed use that the Township promotes. He 

believes that mixed use should include office uses as well.  

The Planning Commission agreed that the Township should permit apartment houses only in mixed use buildings  

Mr. Leswing reviewed the proposed changes to Section 4, which limits the height of single use residential buildings 

to 45 feet or four stories. 

Planning Commissioner Whalen stated that this section seems well intentioned but misguided.  

Planning Commissioner Mathews suggested requiring mixed use if that is what we want.  

Planning Commissioner Whalen questioned who is getting the benefit of the incentive and stated support for a  

master plan. He stated that if this amendment is a stop gap, then that changes the discussion.  

Rich Gottlieb, 320 Melrose Avenue and President of Keystone Property Group, said his firm is the second largest 

property owner in the district. He said Keystone Property Group pays $2M a year in taxes, of which 75% of that 

goes to the school district. These apartments that they are constructing are one and two bedrooms, and no one is 

raising a family in those units. He does not understand cutting back development where tax money funds the schools. 

He questioned why you would cut that off. He explained that we worked for a long time to create the District 

through a public process and now with the stroke of a pen we are attempting to change it all. It will take time to get 

the rents that are needed to finance and build an apartment building out of steel. He said financing is starting to dry 

up for apartments and not all the apartments approved will be built. He stated that office uses are great but then 

everyone leaves at 5 or 6 p.m. and goes home.  

Planning Commissioner Whalen said we would like to incentivize mixed use but not take away anything else.  

Mr. Gottlieb said you may have a plan but what I’m hearing is ‘let’s do away with residential development’. The 

districts need more restaurants for lunch and then if you can have a dinner crowd you will get even better restaurants. 

Mr. Broseman said staff is looking to disincentivize single use residential. There is a proposal that would eliminate 

any apartment house unless it is part of a mixed-use development. It needs to be clearer that if you had a multiple use 

development that you could not build a single use residential building. That seems to be an unintended consequence.  

Mr. Broseman said with regard to height, 45 feet or 4 stories, a single-family home in Gladwyne is permitted to be 

35 feet and 45 feet is too low for this district. He said this could encourage the development of townhouses in the 

district which could bring in the school kids. He added that there are inconsistent definitions for mixed use. He 

referenced the original zoning for this area which was not much less dense than is currently permitted without 

incentives which are things the Township wants, such as public gathering spaces. He cautioned that what is taken 

away will never be brought back and recommended letting the process play out and performing a master plan. He 

urged the Planning Commission to recommend against the part B amendments.  



4 
 

Planning Commissioner Mathews asked about requiring mixed use.  

Mr. Broseman said the issue is with smaller lots that have difficulty meeting the definition of mixed use. He doesn’t 

think the development community has an issue with it.  

Terry Foley, City Avenue Special Services District, said requiring mixed use as long as you can have a multiple use 

development since some of these tracts are very large and buildings may be set back from the road where retail is not 

feasible. He noted that prior to the adoption of the ordinance, the assessment of properties in the district began to 

decline. He said the City Avenue Special Services District has received over $10 million in state and federal funding 

as a result of the investments in the district for traffic and pedestrian safety improvements for which we are in year 6 

of a 20-year plan. He summarized the various break downs of residential, office and retail and stated that the 

residents preferred higher residential units, as that was seen as not increasing traffic. He cautioned against making 

changes without building consensus. He noted that tenants are looking for amenities in the district not just stand-

alone office buildings surrounded by huge parking lots.  

Planning Commissioner Whalen said the Planning Commission is in favor of the master plan and against 

disincentivizing and looking in piece meal at the heights. He stated that we are focused on eliminating the single use 

residential. The multiple use projects on large lots can have a single use apartment building as long as it is not on the 

street frontage.  

Planning Commissioner France suggested requiring conditional use for a multiple use development to permit a 

single use residential development.  

Planning Commissioner Mathews suggested allowing single use residential by conditional use but requiring mixed 

use.  

Planning Commissioner Whalen closed the discussion.  

SECTION 305 OF THE PENNSYLVANIA MUNICIPALITIES PLANNING CODE REVIEW- 1860 

Montgomery Avenue & 912, 916, 920 & 922 Spring Mill Road 

Mr. Leswing presented the issue and explained that the school district proposes to purchase these sites. He said they 

intend to construct a new middle school at 1860 Montgomery Avenue and at 912, 916, 920 & 922 Spring Mill Road 

to construct fields associated with the new school. The fields will also serve as satellite fields for the other schools in 

the district.  

Mr. Fromhold, was present on behalf of the School District with Jim Lill from the School District. He stated that we 

are here because the Pennsylvania Municipalities Planning Code (MPC) requires us to come before you when the 

School District wishes to acquire more land. He noted that the MPC does not state why we are required to be here. 

He said the School District will be back before you with a plan when one is developed for each property. He 

summarized that there is a relationship between the two sites. The fields on the Spring Mill Road property will be 

associated with the new school on Montgomery Avenue. He stated that they are looking at a baseball and a softball 

field on the Spring Mill Road site. That will be finalized once the Montgomery Avenue property is fully designed 

and we see how many fields can be accommodated.  

Jim Lill, Director of Operations for the School District, stated that the fields are not intended for use during the 

school day but rather for competitive sports programs.  

Discussion ensued.  

Planning Commissioner France commented that if insufficient parking is provided it will be a problem for the 

School District and for the neighborhood.  

Mr. Lill said the fields for middle schools generally don’t get many spectators.  
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Planning Commissioner Whalen asked when the district will determine which students will go to this school. 

Mr. Lill said the demographers will update the enrollment projections on December 17th.  

Planning Commissioner Cook stated that he feels this is a terrible place for fields, as it is not accessible and there is 

no place for overflow parking if the 49 spaces are full. He added that the Morris Avenue and Spring Mill Road 

intersection is a blind curve. He feels that this is a poor solution to the problem. He promoted the use of St. Charles 

Borromeo for school use and encouraged the School District to think of ways to make sure that something like this 

never happens again. He proposed some type of coordination between the School District and the Township to 

discuss these types of issues.  

Planning Commissioner Whalen agreed that a semi-annual or annual meeting between the School District and the 

Planning Commission is warranted. He stated that we need to recommend that this move forward given the situation 

that we are in. 

Planning Commissioner Ross recommended the use of underground parking. He also encouraged the district to use 

their land as best as they can. He feels it is a waste of resources to have parking lots all over the Township that are 

used for brief periods of time.  

City Avenue District Ordinance. 

Planning Commissioner Whalen asked the Planning Commission to provide a formal motion on the ordinance.   

Planning Commissioner Whalen summarized that the consensus of the Planning Commission was to recommend 

approval of the changes to Category A, with the addition of a conditional use provision to the penthouse section, 

approval of changes to Category C and disapproval of Category B.  

Planning Commissioner Cook made a motion to that effect.  

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

Zoning Update  

The discussion of the update to the Zoning Code was postponed to the January meeting.  

 

The meeting adjourned at 9:51 p.m.  

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


