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                                                            February 4, 2019 Planning Commission Meeting Minutes 

Members present – Harriet Ruffin, Scott France, Bill Cook and Jerry Stern 

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

Senior Planner, Building and Planning Department; Colleen Hall, GIS/Planner, Building and 

Planning Department; Kevin Bowers, Township Engineer, Pennoni Associates, Inc.  

Planning Commissioner Ruffin opened the meeting at 6:03 p.m. 

ZONING UPDATE 

Chris Leswing summarized the current zoning update process. He explained that 95% of the 

process is taking what is in the current Zoning Code and moving it into the new code with five 

percent of the information being new. He said as we begin to consider different chapters, the 

Civic Engagement Committee will meet on the first Thursday of each month to discuss the 

chapter. Mr. Leswing noted that staff will provide them with a memo outlining the issues and the 

CEC’s recommendations will be forwarded to the Building & Planning Committee who will also 

discuss the issues on that particular chapter.  

Planning Commissioner Ruffin asked about the Transfer of Development Rights and how many 

lots over 25 acres still exist.  

Mr. Leswing said there are a handful left. He explained development patterns over the years 

which led to the creation of the historic preservation ordinance and the Open Space Preservation 

District that were both used to protect older homes on large lots. He said cleaning up units and 

clustering them together helps to preserve even more open space.  

Planning Commissioner France asked if this is meant to keep five acre lots from being developed 

at all so that they can send their development rights somewhere else.  

Mr. Leswing said yes but noted that the parameters for the sending zones needs additional work.  

Planning Commissioner Stern commented that there are other benefits such as achieving 

economies of scale on the cost of infrastructure.  

Mr. Leswing said there is also benefit in maintaining high property values of the larger estates as 

it helps to ease the tax burden on the remaining properties in the Township.  

Planning Commissioner Ruffin brought up accessory dwelling units (ADU’s) and the fact that 

the Township will hear from developers that they cannot make a deal work if they have to 

provide an affordable unit.  

Mr. Leswing said the Comprehensive Plan talks about maintaining housing affordability. He said 

our goal in the Zoning Code is to maintain affordability which also includes maintaining 

affordable neighborhoods and protecting them from speculative development.  

Ms. Hall added that many of the lots being rezoned to MDR are not large enough to 

accommodate quads so just because they are permitted does not mean that they will actually be 

built. 
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Planning Commissioner France added that it is useful to have twins permitted as that will also 

result in affordable housing units.  

Planning Commissioner Ruffin asked about new development being required to match the form 

and scale of existing buildings. She asked what happens when someone wants to build a house 

that does not match the form and scale. She referred to mid-century modern homes being built in 

traditional neighborhoods.  

Planning Commissioner Cook said it must maintain the form and character but not necessarily 

the style.  

Discussion ensued on the benefits of form standards. 

Mr. Leswing said he recently attended an Ardmore Progressive Civic Association meeting where 

the concept of Neighborhood Conservation Districts (NCD) was presented and the residents were 

not opposed to them but instead wanted to know if they could be part of an NCD. He said staff 

will be working with HARB and the various neighborhoods to further educate the public on 

NCDs.  

Planning Commissioner France raised the topic of age targeted housing. He was surprised to hear 

many of the comments at recent meetings where people weren’t sure if this was permitted. He 

said about 20% of the units built in Montgomery County are age restricted. He said it is a tool 

and is not a new concept. He explained that in other municipalities there are large tracts of land 

or golf courses that come under development pressure, and age restrictions lessen the burden on 

the local school district since they also have aging populations. He said it would be a nice thing 

except we are already at a very high density and it is difficult to incentivize. He encouraged staff 

not to discard this tool.  

Mr. Leswing asked for feedback on the structure of the meetings and the memos.  

Planning Commissioner France said the written information is very helpful. He said it seems like 

the main discussion occurred at the CEC meetings. He was unsure what the purpose of the 

monthly Planning Commission meetings are initially but now sees that the Planning Commission 

is reacting to any discussions that took place the month before and it seems to be working. He 

added that talking about specific issues is helpful. 

Mr. Leswing said additional meetings can also be scheduled as needed.  

 

The regular Planning Commission meeting began at 7 p.m. 

 

January 4, 2019 Planning Commission Meeting minutes 

 

Planning Commissioner France said that on page 8 under the discussion of the amendment to the 

Rock Hill Overlay District ordinance, his comment should read that he was concerned that Rock 

Hill Road wouldn’t ever become a main street, not that it would be a main street.  

 

Planning Commissioner Cook made a motion to accept the minutes subject to that change.  
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Planning Commissioner Stern seconded the motion.  

 

All members were in favor and the motion carried.  
 

SECTION 305 OF THE PENNSYLVANIA MUNICIPALITIES PLANNING CODE 

REVIEW – 1800 W. Montgomery Avenue & 1835 County Line Road, Villanova, Ward 6.  

 

The Planning Commission reviewed a proposal by the Lower Merion School District to purchase 

these properties to construct athletic fields associated with the construction of a middle school on 

1860 W. Montgomery Avenue. 

 

Mr. Leswing presented the item.  

 

Planning Commissioner France reiterated that Penn Wynne is in the catchment area for the new 

middle school which is in close proximity to the Norristown high speed line. He said there is 

another high speed line station on the other side of Route 30 which may be more safely 

accessible from these sites rather than the station on County Line Road. 

 

Fred Fromhold, Esquire, was present on behalf of the School District. He said within the last few 

months I was here talking about the property at 912 Spring Mill Road for fields to support the 

new middle school. He explained that the Planning Commission expressed concerns with that 

property given its distance from the proposed school. He explained that issues arose with that 

property related to natural features, such as the presence of wetlands, which is why it is no longer 

being considered.  

 

With regard to the new properties being considered, Mr. Fromhold said the School District is 

seeking to pursue them via eminent domain to use them for fields. Mr. Fromhold introduced Jim 

Lill, Director of Operations for the School District, who presented a concept plan showing the 

proposed fields. Mr. Fromhold said that the District does not have a land development plan at 

this point.  

 

Mr. Lill presented a PowerPoint demonstrating how the property might be used for fields. He 

said the current building on 1835 County Line Road will remain untouched under the plan 

shown. He said the existing pool house on that property was constructed approximately 20 years 

ago and is proposed to remain. Mr. Lill stated that a new driveway would be established off of 

County Line Road to access the fields and buses could enter the property from Stoneridge Lane. 

He said the fields are not intended to be artificial turf.  

 

Mr. Lill explained that there are generally two buses per game and a minimal number of guests 

ranging from 10-15. He said one running track, one rectangular field, one half-sized field for 

practice and four tennis courts are proposed to be located on 1860 W. Montgomery Avenue. He 

explained that on Monday, January 28th, Spiezle, the project architect, presented the layout of the 

new school to the School Board. He said Gladwyne and Penn Wynne Elementary Schools will be 

the feeder schools to the new school therefore the School District will be meeting with them. He 

said students will not be brought over to the 1800/1835 site for gym class during the day. He 

added that the existing house on 1800 Montgomery Avenue will be removed.  

 

Planning Commissioner Cook asked if the property should be added to the Historic Resource 

Inventory.  
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Mr. Leswing said staff has not had an opportunity to evaluate that yet.  

 

Planning Commissioner Cook questioned if the cost of the properties is relevant to this 

discussion given the price of land in this area.  

 

Mr. Leswing said the cost is a relevant issue given that the School District has sold properties in 

the past. He asked if Mr. Fromhold wished to comment on that.  

 

Planning Commissioner Cook said he is a proponent of not building a school at 1860 W. 

Montgomery Avenue and that is not what we are discussing here, but if that is where it is to be 

built, these properties are in reasonable proximity to that site.  

 

With regard to item V in staff’s memo, Planning Commissioner Stern commented that the 

removal of these properties from the tax rolls will have an impact on Township finances. He said 

the removal of the properties from the possibility of being developed in the future will also affect 

the Township from a financial perspective of lost tax revenue.  

 

Mr. Leswing said that is correct but also pointed out that the properties would require services 

from the Township if subdivided.  

 

Planning Commissioner France agreed with Planning Commissioner Cook’s comments.  He said 

the redevelopment of this site should be kept in mind as it relates to Stoneleigh. He suggested the 

District consider introducing a permanent conservation easement on the mansion at 1835 County 

Line Road.  

 

Public Comment 

Kathleen Abplanalp, the Director of Historic Preservation with the Lower Merion Conservancy, 

commended the School District for retaining the Class 2 resource at 1835 County Line Road. She 

said the adaptive reuse of that building is consistent with the Comprehensive Plan. She stated 

that the Conservancy holds the conservation easement for the land at Stoneleigh and she 

encouraged the School District to introduce students to the resource. She explained that 1800 

West Montgomery and 1835 County Line were originally part of the overall Stoneleigh estate 

created by the Bodine family and the buildings/resources on those two properties were 

commissioned by Samuel Bodine. She noted that the garden structures are intact even though a 

tennis court was constructed near them. She said the buildings at 1800 were designed by 

renowned architect Frank Miles Day, the founder of House and Garden magazine. Ms. 

Abplanalp said one of the remaining garden elements was designed by Day. She asked the 

School District to make a commitment to retain some of the buildings. She noted that there is a 

cottage on the property and questioned if it can be parceled off or reused. She also asked the 

School District to look at the resources and consider ways to incorporate elements of them into 

the site.  

Planning Commissioner Ruffin stated that the Planning Commission will continue to weigh in on 

this issue. She said the presence of wetlands will be addressed by DEP but that other natural 

features should be protected. She recommended that the School District begin to landscape the 
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perimeter of the property now, if feasible. She agreed that the historic structures are important 

and should be evaluated before merely being razed.  

Planning Commissioner Cook asked if the Lower Merion School District would consider 

reopening St. Charles Seminary as a possible school site.  

Mr. Fromhold stated that the District has said a number of times that the St. Charles property is 

not available at this time nor would it be in the time frame when it would be needed.  

 

SECOND STAGE PLAN 

 

1306 Waverly Road, Gladwyne, Fenimore, SD# 3433L21D, Ward 2 

 

The Planning Commission considered a proposal to construct a new single-family dwelling with 

an attached garage accessed from Waverly Road.  

 

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

 

Planning Commissioner Ruffin commented that the plan has a lot of pavement.  

 

Ms. Campisi pointed out that the lot is well within the impervious surface limits. 

 

Dave Fiorello, the applicant’s civil engineer from Momenee, Inc., was present. Mr. Fiorello 

stated that the applicant accepts the conditions of approval.  

 

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

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 January 28, 2019 shall be incorporated by 

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

conditions of approval.  

 

Architectural Elevations: 

 

2. The proposed house shall be constructed substantially as shown in the architectural 

elevations prepared by Mark Stanish Architects LLC, dated December 21, 2018 with regard 

to mass, scale and materials and subject to any changes required by these conditions. 

 

3. The applicant shall consider the following changes to the proposed home: 

A. Exterior wall materials shall be limited to stone, stone veneer and painted vertical board 

and batten cement siding. 

B. Stone material should wrap around façade edges to diminish the appearance of veneer. 
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C. Investigate providing additional glazing if feasible or a water table along the full width of 

the bottom right corner and left end of the front elevation to break up large expanses of 

stone. 

 

4. The material of the proposed walks and patios shall be provided on the plan. 

 

Hemlock Hedgerow Easement & Preservation Area: 

 

5. The paving adjacent to the garage shall be shifted outside of the dripline of the hemlock 

trees and a non-mountable curb shall be installed to prevent vehicles from encroaching in 

the preservation area and impacting the trees.   

 

6. The applicant shall install temporary cyclone fencing during construction to protect the 

Preservation Area and Hemlock Hedgerow Easement. 

 

Landscaping: 

 

7. Any landscaping shown on the approved landscape plan on this lot shall be shown on the 

plan. 

 

8. The plans shall be revised to include a Township standard tree protection detail. Post spacing 

and fence material shall be consistent with Township standards. 

 

9.  If determined to be detrimental to the force main by the Township Engineer and the Township 

Arborist, the existing sugar maple tree shall be relocated or replanted outside of the sanitary 

easement area. 

 

Stormwater Management: 

 

10. Inlet protection shall be more clearly labeled for existing Inlet No. 41.  

 

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

the efficiency of runoff collection. Spot elevations shall be added to the plan to clarify grading. 

 

12. The existing 365’ contour shall be shown on the plan in the location where the proposed 365’ 

contour is tied into it. 

 

13. Drainage area maps and pipe capacity calculations shall be submitted which qualify the number 

and location of the inlets and the diameter and slope of the conveyance lines shown on the 

plan. The calculations shall be consistent with the final grading provided on the plan.   

 

14. The six (6”) inch conveyance lines shown to receive runoff from Inlet No. 3 shall be increased 

in size to eight (8”) inch diameter to provide reserve conveyance capacity and to reduce the 

opportunity for clogging.  

 

Access: 

 

15. The back-up area for the driveway beyond the garage entrance shall be dimensioned on the 

plan to better define the paving limits.  
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16. The length and width of the common driveway at the cartway shall be dimensioned on the plan 

for reference. 

 

Construction Details: 

 

17. The installation of the construction entrance shall be coordinated with the installation of the 

proposed utilities in the area of the entrance. 

 

18. The tread and riser dimensions for any proposed stairs as well as any landing or railings shall 

meet all applicable building codes. 

 

19. The applicant shall conduct regular street cleaning of all roadways adjacent to active portions 

of the construction site.  Staff shall have the right to order street cleaning more often if there is 

evidence of construction related debris in the roadway during the project.  

 

20. 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. 

 

21. All construction-related vehicles shall be parked on site or at a remote site not in the 

neighborhood. No construction-related vehicles may park on the street. This 

includes personal vehicles operated by construction workers or vehicles operated for 

construction workers, material suppliers, product vendors, and all construction trades engaged 

in the project. 

 

Standard Plan Items: 

 

22. The reference to a pool equipment pad at the back of the property shall be removed from the 

plan. 

 

23. Clarification of the proposed grading adjacent to the proposed patio shall be provided. The 

366’ contour line shall be shown if/as required. Spot elevations and or steps shall be indicated 

if/as required to clarify the design/grading of the patio. 

 

Standard Conditions of Approval: 

 

24. Three copies 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. 

 

25. The proposed home shall have an approved address number placed in a position that is plainly 

legible and visible from the street fronting on the property. The address numbers shall be a 

minimum of four (4) inches (102mm) high with a minimum stroke width of 0.5 inch (12.7mm). 

 

26. The owner shall make payment of fees and expenses of the Township’s professional consultants 

who perform services on behalf of the Township with respect to these plans and the work 

contemplated thereunder and will establish and maintain with the Township those escrows for 

the payment of such fees required by Township Code. Owner agrees that any statement from 
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the Township for such fees which remain unpaid for a period of 30 days may be recorded 

against the property as a municipal lien. 

 

27. 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. 

 

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

Merion Township ordinances and laws regardless of specific mention herein. 

 

PRELIMINARY LAND DEVELOPMENT PLAN 

39-41 E. Montgomery Avenue & 108 Glenn Road, Ardmore, LD# 3765, Ward 5 

 

The Planning Commission reviewed a plan dated November 30, 2018, last revised January 17, 

2019, prepared by Momenee, Inc. showing the demolition of three existing structures, 

consolidation of three existing lots into one, construction of a new four-story, 21-unit 

condominium building with a 44-space parking garage beneath the building and five surface 

parking spaces.  

 

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

 

Planning Commissioner Ruffin asked about the easement on the adjoining property.  

 

Ms. Campisi stated that the applicant is coordinating with the adjoining neighbor to obtain the 

easement.  

 

David Falcone, the applicant’s attorney, was present. He said a draft easement was provided to 

the affected neighbor and we intend to have that issue resolved.  

 

Planning Commissioner Cook asked where the mountable curb is located.  

 

Mr. Bowers pointed it out on the plan and explained that it is in the driveway opening at Glenn 

Road.  

 

Mr. Falcone said his client accepts the conditions of approval. With regard to condition no. 35 

related to the vents, he said no noise emanates from the vents. He explained that there is an 

example of the vents on a nearby property where his client constructed a similar project.  

 

Michael Bowker, the applicant’s civil engineer, said the exact same ventilation system was 

employed at 100 St. Georges Road. He explained that one of the vents on the plan is an air intake 

vent. 

 

Cas Holloway, the applicant, said the vent in question is an air intake and is at ground level and 

will have landscaping over it. He said the exhaust vent is on the other side of the site. He 

explained that the fan runs 24/7 for constant ventilation through the garage for carbon monoxide 
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remediation. He said he has never had a complaint from any of the neighbors or residents at 100 

St. Georges Road.  

Staff agreed to meet with the applicant at 100 St. Georges Road to evaluate the sound level prior 

to the Building and Planning Committee meeting.  

Public Comment 

Hillary Martin, 112 Glenn Road, said we must preserve beautiful historic resources. Ms. Martin 

noted that the house at 108 Glenn Road was built in 1900 and commented that the one at 39 E. 

Montgomery Avenue is beautiful. She said she is sad that we are losing these beautiful resources 

and would like to see some improvements on the exterior of the proposed structure. She was 

concerned that the proposed four story building will have balconies on the rear. She said Glenn 

Road is very much impacted by Suburban Square and the speed bumps that were installed are 

very helpful. She said in the morning the traffic backup at Glenn Road and Montgomery Avenue 

goes well past her house. She expressed concern that Ardmore is being overdeveloped.  

Bill Luterman, a resident of St. Georges Road, said he is the owner of the property where the 

easement is being discussed. He said he has an agreement in principal with the applicant and 

they are working on the details. With regard to the landscape plan, he hopes that staff will 

continue to ensure that the transition from the proposed building to the existing homes is 

appropriate.  

Planning Commissioner France stated that the Commission heard last time about the loss of these 

buildings. He disagreed with the siting of the drive along Montgomery Avenue as it detracts 

from the character of the project as no other project along Montgomery has such a driveway.  

Planning Commissioner Cook said the Commission feels for the neighbors and none of us like to 

see the loss of historic homes. He said the developer did work closely with the Township to alter 

the elevations to reflect a development nearby the site.  

Planning Commissioner Ruffin felt the driveway, although not desirable, will be useful for pick-

up and drop-off of residents and packages.  

Planning Commissioner Stern asked if any traffic impact studies were prepared for this project. 

Mr. Bowers said yes and he summarized the results of the study. 

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

to the change to condition no. 34. 

Planning Commissioner Stern 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 January 25, 2019 shall be incorporated by 

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

conditions of approval. 



10 
 

 

Architectural Elevations: 

 

2.     The applicant shall consider placing all downspouts at the interior of the proposed building. 

 

3.     The applicant shall provide photographic documentation of the exterior of all buildings to be 

demolished to the Township. 

 

4.     The proposed building shall be constructed substantially as shown on the elevations dated 

June 18, 2018, last revised November 28, 2018, prepared by Blackney Hayes Architects with 

regard to mass, scale and materials and subject to any changes required by these conditions. 

 

5.     The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the 

building or on the ground. If located on the roof, the screening shall be integrated into the 

architecture of the building to improve the appearance and better mitigate noise from the unit(s). 

 

6.     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. 

 

7.     The applicant shall utilize the services of an architectural salvage or deconstruction company 

to preserve or recycle building and landscape materials on the existing structures and sites, 

including but not limited to stone, brick, slate 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. 

 

Landscape Plan/Streetscape: 

 

8.     Either the proposed London plane trees shall be shifted 10 feet away from the overhead wires 

or an alternate species shall be selected that will not grow into the wires. 

 

9.     The following plant substitutions shall be made: 

a)     Prunus serotine or Cornus alternifolia instead of Prunus ‘Okame’   

b)     Hydrangea Arborescens instead of Hydrangea Paniculata 

c)     Juniperus Horizontalis instead of Juniperus X Pfitzeriana ‘Sea Green’ 

 

10.  The applicant shall investigate substituting Juniperus Virginiana, Chamaecyparis Thyoides or 

Tsuga Canadensis instead of the Thuja ‘Green Giant’ or provide a mix of these species along with 

the Green Giant to increase species biodiversity. 

 

11.  Any plant material that does not survive for a period of 18 months after planting shall be 

replaced at the size shown on the approved landscape plan. 

 

12.  A detail, including all materials, of the proposed landscape walls shall be included on the 

landscape plan. 

 

13.  A revised landscape plan complying with Natural Features Code Section 101-9, Subdivision 

& Land Development Code Section 135-30 and conditions herein shall be prepared and sealed by 
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a Registered Landscape Architect and submitted with the Final Plan. The plan shall be subject to 

the approval of Township staff.   

 

14.  Landscape improvements provided for this application shall be perpetually maintained in a 

healthy and/or sound condition in compliance with Natural Features Code Section 101-11. The 

applicant shall record a covenant on the property in a form acceptable to the Township Solicitor 

to guarantee this requirement. The covenant shall also include maintenance and operations 

requirements for the proposed landscaping, landscape walls and other landscape amenities 

installed as part of this project. A draft covenant shall be submitted with the Final Plan. 

 

15.  The plan shall be revised to provide two bicycle racks on site and bicycle hooks within the 

underground parking garage. The applicant shall work with staff on the design and location of the 

bicycle racks. 

 

Construction Details: 

 

16.  The applicant shall conduct regular street cleaning of all roadways adjacent to active portions 

of the construction site.  Staff shall have the right to order street cleaning more often if there is 

evidence of construction related debris in the roadway during the project. 

 

17.  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. 

 

18.  All construction-related vehicles shall be parked on site or at a remote site not in the 

neighborhood. No construction-related vehicles may park on the street. This 

includes personal vehicles operated by construction workers or vehicles operated for construction 

workers, material suppliers, product vendors, and all construction trades engaged in the project. 

 

19.  The applicant shall document compliance with the notification requirements of the Federal 

Asbestos National Emission Standards for Hazardous Air Pollutants (NESHAP) and shall submit 

an Asbestos Abatement and Demolition/Renovation form to the Pennsylvania Department of 

Environmental Protection and the EPA at least 10 days prior to commencing demolition. Copies 

of these documents shall be provided to the Township prior to the issuance of a building permit. 

 

20.  The applicant shall submit a demolition plan with the Final Plan. The demolition plan shall 

indicate how dust and other air particles will be controlled, the procedure for demolishing the 

buildings and how the demolished building materials will be removed from the site. If asbestos or 

any other regulated hazardous material exists within the building, it shall be removed and 

certifications to that effect shall be filed with the Pennsylvania Department of Environmental 

Protection. Notice of demolition shall be provided by posting of the site at least seven days in 

advance of the proposed demolition. 

 

21.  During demolition of the existing structures the applicant shall ensure that the contractor takes 

appropriate measures to minimize dust at all times during active demolition. Multiple hoses and/or 

a water truck shall be provided on site to continually spray the building during demolition. The 

demolition plan shall include the specific water measures to be used to reduce the dust during 

demolition. 
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22.  The sequence of construction activities shall be revised to provide additional 

detail/clarification. The installation of the erosion control measures shall clearly note that those 

required for the storm sewer extension to and within St. Georges Road are to be installed initially 

in the construction sequence. 

 

23.  Calculations shall be provided for retaining wall clear heights exceeding four (4’) feet. 

 

Traffic, Circulation & Access: 

 

24.  The segments of the one-way driveway measuring 14 feet in width shall be reduced to 12 feet. 

 

25.  The applicant shall work with staff to provide directional and parking restriction signage that 

is appropriate in scale. 

 

26.  The one-way driveway shall be restricted to loading/unloading and pick-up/drop-off. The 

applicant shall provide signage along the driveway referencing this restriction. The signage shall 

be appropriate in scale. 

 

27.  Decorative crosswalks in any Township right of way shall consist of stamped concrete with 

an 8-inch cross section from top to bottom with 7 inches of bcbc base/25 mm super pave and an 

inch and a half of 9 mm wearing course. Final details shall be subject to the approval of the Public 

Works Department prior to installation. ADA ramps shall be shown and indicated to be 

provided/adjusted if/as required to be compliant with ADA standards. 

 

28.  The depressed concrete curb and stamped concrete apron shall be clearly labeled at the 

proposed driveways on Montgomery Avenue. 

 

29.  Depressed granite curb and concrete apron shall be indicated at the new driveway access 

location on Glenn Road. The length of depressed curb at all driveways for the development shall 

be dimensioned on the plan. 

 

30.  Details of the stamped concrete apron shall be provided and shall conform to Township 

standards. 

 

31.  A detail for the mountable curb island shown at the Glenn Road drive access shall be provided 

and shall be clearly labeled on the plan view. 

 

32.  Due to the width of the access aisle from Glenn Road, a crown shall be designed into the 

paving lay out. 

 

Utilities: 

 

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

utility improvements resulting in material changes to approved plan including but not limited to 

the loss of required parking, changes to circulation patterns or the alteration of the quantity or 

location of proposed landscaping shall require an amendment to the approved plan. 

 

34.  The applicant shall work with staff to appropriately site and screen the transformer located 

adjacent to Montgomery Avenue. 
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35.  The underground parking vents shall be relocated as far away from the existing residential 

properties as feasible. 

 

Stormwater Management: 

 

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

the efficiency of runoff collection. Spot elevations shall be added to the plan to clarify grading. 

 

37.  The existing open mouth inlets on St. Georges Road and other stormwater structures in the 

project area shall be numbered on the plan for reference.  

 

38.  The construction sequence shall note that the storm sewer extension in St. Georges Road shall 

be installed and made operational prior to the start of any site demolition. 

 

39.  The area for site demolition necessary for the installation of temporary basins 1.1 and 1.2 and 

the associated conveyance piping shall be clearly delineated on the plan and shall be labeled 

“Demolition Phase 1”.  The remaining area of demolition shall be labeled “Demolition Phase 2” 

and shall be clearly stated in the sequence when it will be performed. 

 

40.  Approval from the Township Engineer shall be listed in the construction sequence to be 

obtained prior to the conversion of Temporary Basin No. 1.1 to Permanent Basin No. 1.1. 

 

41.  Approval of the Township Engineer shall be obtained prior to the removal of any sediment 

control measures. This shall be clearly stated in the construction sequence. 

 

42.  Clarification shall be provided in the construction sequence that diversion berms 1 through 6 

and Inlet Nos. 1, 2 and 3 are to be installed in step number 10. 

 

43.  Inlet No. 1A shall be field located to provide the optimal location relative to the nearby 

driveway access locations to St. Georges Road. 

 

44.  Details and specifications for the dewatering pump and back-up generator shall be provided 

for the use of the basement area as Temporary Basin No. 1.3. The location of the pump discharge 

shall be clearly noted on the plan. The equipment shall be reviewed and shall be subject to the 

approval of the Township Engineer prior to issuance of any grading permit. 

 

45.  The location of the amended soils noted in the plan view shall be clearly shown and labeled 

on the details for seepage bed No. 1.1. 

 

46.  Dimensions of the over-all size of the anti-seep collars shall be provided on the detail. The 

location of each collar shall be clearly indicated on the plan view and shall be placed at the 

appropriate interval for the soil conditions. 

 

47.  The location of the four (4) inch perforated PVC underground garage roof drainage collection 

piping noted in the detail shall be shown in the plan view. The location for connection to the 

stormwater collection system shall be provided. 
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48.  Metes and bounds shall be provided for the storm sewer easement on 103 St. Georges Road. 

The easement documents shall be subject to the review and approval of the Township Solicitor. 

The easement shall be recorded prior to or contemporaneously with the Final Plan. 

 

49.  The piping constructed within the right-of-way of St. Georges Road shall be offered for 

dedication to the Township once installed, inspected and verified to be in compliance with all 

Township codes, standards and specifications. The required documentation and maintenance 

escrow shall be submitted prior to acceptance of dedication. 

 

50.  Calculations shall be provided which qualify the size/capacity of all proposed stormwater 

collection structures and conveyance lines proposed with this application. This shall be performed, 

and the designs approved by the Township Engineer prior to the issuance of any permits. 

 

51.  The integrity of the receiving sewer downgrade of Storm Manhole No. 3 shall be documented. 

Video of the pipe demonstrating structural adequacy shall be provided. The pipe shall be 

repaired/replaced as required or as directed by the Township.  

 

52.  All CMP shall be further specified as aluminum or aluminized steel. 

 

Lighting: 

 

53.  An outdoor lighting plan sealed by a responsible design professional that includes illuminance 

patterns shall be submitted to and approved by the Director of the Building and Planning 

Department prior to issuance of any permits. The location, luminaire type, wattage, means of 

control and pole height shall be indicated. Lighting shall be designed to minimize the off-site 

transmission of light, to shield the source of illumination and to prevent glare on adjacent 

properties. Exterior luminaires shall be full cut-off unless it can be demonstrated that cut-off 

luminaires are more appropriate and will result in less off-site light trespass. 

 

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

Standard 90.1. 

 

Standard Conditions of Approval: 

 

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

 

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

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

submitted at the time the building permit is submitted. 

 

57.  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. 

 

58.  Any changes to the approved plans shall require the submission of an as-built plan prior to the 

issuance of a Certificate of Occupancy. Building and Planning staff can waive this requirement if 

the changes are determined to be insignificant. 
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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.  Three copies 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 Final Plan, complying with all applicable conditions of approval, shall be filed with the 

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

the Preliminary Plan approval by the Board of Commissioners. 

 

62.  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. 

 

63.  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. 

 

64.  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.    Natural Features Code Section 101-5.C.2.b, to disturb areas of man-made steep slopes. 

 

AMENDMENT PLAN & CONDITIONAL USE PLAN 

 

111 W. Lancaster Avenue, McDonald’s, Ardmore, AM# 3436AA & CU# 3436C, Ward 4. 

 

The Planning Commission considered an Amendment Plan. The Plan prepared by Core States, 

Inc., dated September 7, 2018, last revised January 19, 2019 shows the removal of the existing 

arbor, removal of brick hardscaping adjacent to the front entrance, regrading of a portion of the 

parking lot and renovation of the façade of the building.  

 

Ms. Campisi presented the proposal and reviewed staff’s concerns with the application.  

 

Martin Swaggard, P.E., the applicant’s civil engineer, presented a sample of the proposed tile to 

the Planning Commission.  

 

Leslie Gerstein, Esquire, was present on the applicant’s behalf. Ms. Gerstein stated that the 

owner of the franchise is present tonight. Ms. Gerstein explained that the franchisee purchased 

the building from the person who constructed it and noted that at the time of the purchase that the 
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drive through was already being operated 24 hours on the weekends. Ms. Gerstein stated that the 

franchisee wishes to maintain the 24 hour operation of the drive through on weekends only.  

Ms. Gerstein pointed out that the additional stucco area is a result of the removal of the existing 

roof. She said the raised roof will help to hide the mechanical units. Ms. Gerstein objected to 

condition no. 19 requiring the refurbishment of the existing crosswalks in Lancaster Avenue. She 

said funding for this project comes from the franchisee, not from McDonald’s. She said she is 

not comfortable asking a store owner to make that type of improvement since this is a low 

volume store.  

 

Mr. Bowers said that the condition requires a one-time improvement to the crosswalks and is not 

an ongoing requirement.  

 

Ms. Gerstein said the monument sign is proposed to remain. 

 

Carl Watson, a Township resident, commented about the original condition that was never 

complied with that required the building to consist of mostly brick with a limited amount of 

stucco. He also stated that the new Energy Code limits the amount of glass that can be on a 

building and what is shown is much less than 50%. He said any new lighting in this area needs to 

be full cut off and fully shielded or fully cut off since eventually there will be residential 

properties in the area.  

 

Ms. Gerstein stated that the lighting is reflected downward and is shown on our lighting plan.  

 

Ms. Campisi noted that the requirement in MUST for 50% glazing only applies to the primary 

front façade of the building and not the entire façade.  

 

Planning Commissioner France said the building design screams “pad site in a shopping center” 

rather than “downtown Ardmore.” He asked if there are any low cost improvements that can be 

added.  

 

Planning Commissioner Cook said he would agree if it weren’t next to another strip shopping 

center.  

 

Planning Commissioner France suggested some sort of metal panel be added to the upper level 

of the front façade.  

 

Planning Commissioner Ruffin said she had no issue with the additional stucco or with the 

request to continue operating the drive through 24 hours on the weekends.  

 

Planning Commissioner France made a motion to recommend approval of the conditional use 

request to reduce the total amount of glazing and provide window head heights as shown on the 

plan. He also made a motion to recommend the use of stucco as proposed and to allow the drive 

through to operate 24 hours on the weekend. With regard to the existing condition requiring the 

exterior of the building to be brick with a limited amount of stucco he recommended the 

applicant consider providing other low cost accoutrements that will improve the facade.  

 

Planning Commissioner Stern seconded the motion. 

 

All members were in favor and the motion carried.  
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Planning Commissioner Cook made a motion to recommend approval of the Amendment Plan 

subject to deleting condition no. 11 and revising condition no. 12: 

 

Planning Commissioner Ruffin seconded the motion.  

 

All members were in favor and the motion carried.  

 

The Planning Commission recommended approval of the Amendment Plan subject to the 

following conditions:  

 

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated January 28, 2019 shall be incorporated by 

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

conditions. 

 

Landscape Plan: 

 

2. The applicant shall replace any plant material required with the previous application that is 

no longer present on the site. The applicant shall also work with staff to replace any plant 

material that is beyond its useful life.  

 

3. The applicant shall provide native or non-invasive adapted plant species on the landscape 

plan.  

 

4. Landscape improvements provided for this application shall be perpetually maintained in a 

healthy and/or sound condition in compliance with Natural Features Code Section 101-11. The 

applicant shall record a covenant on the property in a form acceptable to the Township Solicitor 

to guarantee this requirement. The covenant shall also include maintenance and operations 

requirements for the proposed landscaping, landscape walls and other landscape and 

streetscape amenities installed as part of this project. A draft covenant shall be submitted with 

the Amended Final Plan.  

 

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

Code Section 101-9, Zoning Code Section 155-87.25.E, and conditions herein shall be 

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

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

 

Conditions from the Previous Approval: 

 

6. A minimum of two trash receptacles shall be provided in the seating area along Lancaster 

Avenue. 

 

7. At every shift change employees shall remove trash from the site. 

 

8. No trash or product delivery vehicles shall access the site during the morning, afternoon 

and evening peak operating hours. 
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9. The minimum required plant size shall be increased to compensate for the reduced number 

of plants provided. Deciduous trees shall be at least 4” inch caliper, evergreen trees 12-14 

feet in height, and shrubs 36” inches in height.  

 

Conditional Use: 

 

10. The applicant shall comply with any conditional use conditions. The conditional use 

conditions shall be listed on the Final Plan.  

 

Architectural Elevations: 

 

11. The applicant shall consider providing other low-cost accoutrements that can improve the 

façade. 

 

12. The building shall be constructed substantially as shown on the architectural elevations 

prepared by Core States, Inc., dated September 7, 2018, last revised January 19, 2019 except 

for modifications required by these conditions of approval and any conditional use conditions.  

 

13. 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 the MUST with the 

exception of any items approved under the Conditional Use application. 

 

14. The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the 

building or on the ground. If located on the roof, the screening shall be integrated into the 

architecture of the building to improve the appearance and better mitigate noise from the 

unit(s). 

 

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

Zoning Officer.  

 

Streetscape: 

 

16. A bicycle rack shall be provided on the site.  

 

17. 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. 

 

Pedestrian Access: 

 

18. The crosswalks at the adjacent intersection of Lancaster Avenue and Ardmore Avenue shall 

be refurbished as directed by the Township. The Township’s standard crosswalk detail and 

specification shall be used for the right-of-way improvements.  

 

Construction Details: 

 

19. A Minor Grading Permit shall be obtained for the construction.  Escrow for any required 

improvement shall be posted prior to issuance of the permit. 
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20. During the active removal of the existing façade, the applicant shall ensure that the contractor 

takes appropriate measures to minimize dust at all times during active work. Multiple hoses 

and/or a water truck shall be provided on site to continually spray the building. The plan shall 

include the specific water measures to be used to reduce the dust during demolition.  

 

21. The applicant shall submit a demolition plan with the Final Plan. The demolition plan shall 

indicate how dust and other air particles will be controlled, the procedure for demolishing the 

buildings and how the demolished building materials will be removed from the site. If asbestos 

or any other regulated hazardous material exists within the building, it shall be removed and 

certifications to that effect shall be filed with the Pennsylvania Department of Environmental 

Protection. Notice of demolition shall be provided by posting of the site at least seven days in 

advance of the proposed demolition.  

 

22. The applicant shall conduct regular street cleaning of all roadways adjacent to active portions 

of the construction site. Staff shall have the right to order street cleaning more often if there is 

evidence of construction related debris in the roadway during the project. 

 

23. 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.  

 

24. 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. 

 

Standard Conditions of Approval: 

 

25. Three copies of the revised plan shall be submitted with any changes highlighted. A letter shall 

also be provided with the revised plan indicating how each requested revision has been 

addressed in the re-submission. 

 

26. If there are any proposed changes to outdoor lighting on the site, a lighting plan, sealed by a 

responsible design professional, that includes illuminance patterns shall be submitted to and 

approved by the Director of the Building and Planning Department prior to issuance of any 

permits. The location, luminaire type, wattage, means of control and pole height shall be 

indicated. Lighting shall be designed to minimize the off-site transmission of light, to shield 

the source of illumination and to prevent glare on adjacent properties. Exterior luminaires shall 

be full cut-off unless it can be demonstrated that cut-off luminaires are more appropriate and 

will result in less off-site light trespass. 

 

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

Standard 90.1. 

 

28. 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, 
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changes to circulation patterns or the alteration of the quantity or location of proposed 

landscaping shall require an amendment to the approved plan.  

 

29. 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). 

 

30. 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.  

 

31. Any changes to the approved plans shall require the submission of an as-built plan prior to the 

issuance of a Certificate of Occupancy. Building and Planning staff can waive this requirement 

if the changes are determined to be insignificant.  

 

32. The Amended 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.  

 

33. 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.  

 

34. 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.  

 

35. 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 meeting adjourned at 10:00 p.m. 

 

Meeting minutes recorded by Andrea M. Campisi, Senior Planner 


