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Planning Commission Meeting Minutes 
March 4, 2019 

                

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 Department; Jillian Dierks, Planner, Building and 
Planning Department; Colleen Hall, GIS/Planner, Building and Planning Department; Kevin Bowers, Township Engineer, 
Pennoni Associates, Inc.  

Planning Commissioner Whalen called the meeting to order at 6:05 p.m.  

ZONING UPDATE 

A general discussion of the draft zoning code took place amongst the Planning Commissioners present for this portion of 
the meeting. Planning Commissioner France summarized the discussion at the regional civic meeting held February 25, 
2019. There was also a discussion regarding the reduction of density bonuses in the new code and how that may impact 
future development.  

A discussion of height of buildings occurred and staff explained how the draft code was first presented with the differences 
in measuring stories. Staff suggested revisions to the height provisions, which include adding a maximum height cap. The 
discussion continued and it was noted how height is different in the commercial districts in the Township. 

Mr. Leswing summarized the discussion from the last CEC meeting regarding Medium Density Residential. Mr. Leswing 
also explained that in the new code the number of Special Exception uses are greatly reduced.  

Mr. Leswing explained the concept of a Commercial Master Plan and how completion of such plans can complement the 
Zoning Code after it is adopted by using base levels of development established by the code. The Lancaster Avenue corridor 
and the City Avenue District are two such examples of areas that could benefit from Commercial Master Plans to refine 
development in these areas and include other specific infrastructure improvements that are not addressed by zoning.   

 Mr. Leswing explained how the historical preservation aspects of the existing code were translated into the draft code.  

A resident expressed his concern about the recent development projects in the City Avenue Area, specifically the Bala 
Cynwyd Shopping Center and its effects on traffic in the area.  

Mr. Leswing explained that that specific project was already approved under the existing Zoning Code. He added that in 
the draft code the City Avenue District is not proposed to change. He reiterated that the City Avenue District has been 
included in the discussions regarding the need for more specific Commercial Master Plans.    

The regular Planning Commission meeting began at 7:05 p.m. 

February 4, 2019 Meeting Minutes 

Planning Commissioner Cook made a motion to accept the minutes. 
 
Planning Commissioner Matthews, Whalen, and Ross abstained, as they were not present at the meeting.  
 
Planning Commissioner France seconded the motion.  
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All members were in favor and the motion carried.  
 
PRELIMINARY LAND DEVELOPMENT & CONDITIONAL USE PLAN  

762 W. Lancaster Avenue, 9-11 Elliott Avenue, Bryn Mawr, LD# 3802, Ward 4 

The Planning Commission considered a proposal for the following:   

 Consolidate two lots at 9 & 11 Elliott Avenue into a 0.29-acre lot directly adjacent to the applicant’s existing 
5.59-acre property at 762 W. Lancaster Avenue; 

 Perform a lot line change between the consolidated Elliott Avenue parcel and the W. Lancaster Avenue parcel so 
that the proposed building is entirely on the Elliott Avenue parcel; 

 Construct a two-story building with a 7,484 square foot footprint fronting on Elliott Avenue; 
 Reconfigure and expand the existing surface parking lot fronting on Elliott Avenue to create 40 parking spaces;  
 Widen the existing four-foot wide sidewalk along Elliott Avenue to 9-11 feet wide; 
 Install two, 24-inch-high landscape walls at the edge of the Elliott Avenue surface parking lot; and 
 Reconfigure the existing surface parking lot on 762 W. Lancaster Avenue to create eight parking spaces.  

 
The Planning Commission also considered the following Conditional Use requests: 
 

 Zoning Code Section 155- 215.E(2)(a)(l) - To provide 44.2% glazing at the ground floor of the primary front facade 
where between 65% to 70% clear windows and doors is required; 

 Zoning Code Section 155- 215.E(2)(a)(3) - To provide a ratio of windows to solid façade of 1.18:1 at the ground 
floor of the primary front facade where a ratio of at least 3:1 between openings and solid surfaces is required. 

 Zoning Code Section 155- 215.E(2)(a)(6)(a) - To provide a sill height of 3’4” above adjacent sidewalk level where 
the maximum sill height is two feet or lower;  

 Zoning Code Section 155-215.E(2)(d)- To use an exterior insulation and finish system ("EIFS") or synthetic stucco 
system, which is prohibited unless authorized by the Board of Commissioners by conditional use.  
 

Mr. Leswing presented the proposal and reviewed staff’s issues memo. 
 
Planning Commissioner Matthews asked whether the proposed building will, once constructed, look similar to the existing 
building.  
 
Based on the layout of the site and the existing and proposed building, Planning Commissioner Cook pointed out that a 
person will not be able to view the new building and the existing building from the same vantage point.  
 
Planning Commissioner Ruffin expressed concern with some of the proposed plant material.  
 
Mr. Leswing stated that staff would make a note of the species and request a substitution with a future revision of the 
plan.  
 
Planning Commissioner Whalen asked the applicant about the number of net required parking spaces.  
 
Ms. Dierks spoke to the parking requirements for the project.  
 
Denise Yarnoff, attorney for the applicant, explained that there are a number of conditions of approval that the applicant 
has concerns with. She presented the concerns to the Planning Commission and provided justification for the requests to 
delete or revise various conditions.  
 
Regarding the recommendation for the applicant to provide ADA ramps at the intersection of Lancaster and Elliott 
Avenues, Ms. Yarnoff stated that there are currently ADA ramps that appear to be in good condition, there is not a code 
requiring this improvement, and she feels this is a disproportional request compared to the overall scope of the project.  
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Planning Commissioner Matthews asked why the Planning Commission should support the use of EIFS. 
 
Ms. Yarnoff stated that the code specifically allows for the material via conditional use.  
 
Eric Trainor, Bernardon, project architect, provided an overview of where EIFS occurs on the site and how the proposed 
design responds to the requirements of the Bryn Mawr Village Design Standards.  
 
Planning Commissioner Ross expressed concern with the proposed architecture and stated that he disagrees with the 
applicant’s architect and that the new building will not appear similar to the existing structures. 
 
Carl Watson, resident, spoke to the Energy Code requirements that the applicant would need to adhere to. 
 
Lynn Elliot, a non-resident of the Township, stated that the existing setbacks allow for an open feeling and she expressed 
concern with the building being located so close to the street.  
 
Aaron Wunsch, a non-resident of the Township, questioned what precedent this approval would set for commercial 
expansion into the residential neighborhood.  
 
Jeff Cohen, a non-resident of the Township, stated that this project will fundamentally change the character of this street 
and encouraged the Planning Commission to consider the preservation of the character, if not the structures.  
 
Planning Commissioner Matthews stated that he does not support the conditional use request for the use of EIFS. 
 
Discussion ensued regarding support amongst the Commission for revising the recommended conditions of approval. 
 
Planning Commissioner Cook made a motion to recommend approval of the following relief: 

A.  Subdivision and Land Development Code Section 135-35A(2), to increase the existing irregularity of the lot 
lines. 

B. Natural Features Code Section 101-9, to the degree necessary to not provide the required plant material. 
 

Planning Commissioner France seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Cook made a motion to recommend approval of the Preliminary Land Development Plan 
application subject to amendments to the conditions noted below.  

Planning Commissioner Stern seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Matthews made a motion to recommend approval of the following Conditional Use requests: 

 Zoning Code Section 155- 215.E(2)(a)(l) - To provide 44.2% glazing at the ground floor of the primary front facade 
where between 65% to 70% clear windows and doors is required; 

 Zoning Code Section 155- 215.E(2)(a)(3) - To provide a ratio of windows to solid façade of 1.18:1 at the ground 
floor of the primary front facade where a ratio of at least 3:1 between openings and solid surfaces is required. 

 Zoning Code Section 155- 215.E(2)(a)(6)(a) - To provide a sill height of 3’4” above adjacent sidewalk level where 
the maximum sill height is two feet or lower. 
 

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Matthews made a motion to recommend denial of the following Conditional Use request: 
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 Zoning Code Section 155-215.E(2)(d)- To use an exterior insulation and finish system ("EIFS") or synthetic stucco 
system, which is prohibited unless authorized by the Board of Commissioners by conditional use.  
 

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 February 25, 2019 shall be incorporated by reference into these 
conditions of approval to the extent the same is consistent with these conditions of approval. 
 

Conditional Use: 

2. The applicant shall comply with any conditional use conditions which shall be listed on the Final Plan.  
 

Architectural Elevations: 

3. The applicant shall provide photographic documentation of the exterior of the buildings on Elliott Avenue prior 
to demolition. 

 
4. The new building shall be designed as a separate building from the existing Aqua building to include a fire wall 

that separates the buildings in compliance with the International Building Code fire rating requirements. Any 
openings in the fire wall shall comply with the International Building Code fire wall opening limitations. 
 

5. Architectural elevations and renderings of all sides of the proposed building shall be submitted with the Final 
Plan, including the proposed materials. The applicant shall provide a chart to demonstrate compliance with the 
Architectural Design Standards in Zoning Code Section 155-215 or conditional use to deviate from those 
standards shall be obtained.  

 
6. The proposed building shall be constructed substantially as shown on the architectural elevations prepared by 

Bernardon, dated February 15, 2019, with the exception of any de minimis changes, including those mutually 
agreed to with staff, or imposed by the conditional use approval. 
 

7. If permitted by conditional use, the color of the EIFS shall match the color of the existing building.  
 
8. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning Officer.  

 
9. 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). 
 

10. The mean grade of the addition shall be calculated and shown on the plan.  The architectural plans must be 
coordinated with and must comply with the grading proposed with this application.  

 

Landscape Plan & Greening Standards: 

11. A revised landscape plan, complying with Natural Features Code Section 101-9 with the exception of any relief, 
Subdivision and Land Development Code Sections 135-30 and 135-41.4, Zoning Code Section 155-213.E and 
conditions herein shall be prepared and sealed by a Registered Landscape Architect and submitted with the Final 
Plan. 
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12. The applicant shall contact the adjacent property owner on which Starbucks is located to coordinate plantings 
and fencing.  

 
13. All chain link fencing shall be removed from the project area.  

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

15. A maintenance and operations plan shall be submitted for the proposed landscaping, street furniture and other 
amenities installed as part of this project. 

 
16. The plan shall be revised to provide two bicycle racks on site.  
 

17. 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. A draft covenant shall 
be submitted with the Final Plan.  

 
18. The applicant shall consider providing an educational component to the project to highlight the environmental 

benefits of greening and stormwater bio-filtration.  
 

19. The required buffer shall be brought up to current standards as directed by the Zoning Officer, which includes 
the removal of all unauthorized improvements.  
 

Stormwater Management: 

 
20. Adequate protection during construction for the seepage beds shall be provided and shown on the plans. 

 
21. The dimensions of the biofiltration area shall be clarified and the full design shall be provided on the plan, 

including a cross section. Pedestrian access through the area shall also be clarified.  
 
22. The manhole receiving the connection of the seepage bed outflow pipe shall be repaired or replaced as directed 

by the Township. A note to this effect shall be added to the Grading and Utility Plan.  
 
23. A detail of the proposed inlets shall be provided on the plan. 
 
24. The proposed seepage beds shall be a minimum of five (5’) feet from the existing underground electric service. 
 
25. AASHTO No. 1 stone shall be used in the seepage bed in the main parking area. 
 
26. All HDPE pipe shall be further specified as smooth interior. 
 
27. The trench drain outlet structure invert elevation and length/slope of the pipe shown in the detail shall be 

consistent with the calculations.   

Parking & Circulation: 
 
28. A crossover access easement and a shared parking agreement shall be provided for the required parking that is 

located on 762 W. Lancaster Avenue but serves this development and for the portion of the row of eight parking 
spaces in the Elliott Avenue parking lot that is located across the property line. 
 

29. A post-development study of the intersection of Lancaster Avenue and Elliott Avenue shall be provided and 
shall include signal timing adjustments for optimization of operation to be performed if required and if/as 
approved by the Township.   
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30. ADA ramps and other pedestrian signals shall be upgraded at the intersection of Lancaster and Elliott Avenues. 

 
Construction Details: 

31. Existing depressed curb, not part of the proposed driveway access, shall be raised to full reveal. The length of 
any curb to be raised to full reveal shall be dimensioned on the plan. 

 
32. Silt fence shall be shown around the topsoil and fill material stockpiles. 

 
33. Sidewalk details shall be revised to conform to Township standards. A minimum concrete compressive strength 

of 4000 psi shall be specified. 
 

34. Sidewalk and curb shall be repaired/replaced at the direction of the Township. 
 
35. The construction entrance detail shall be modified to indicate placement of the AASHTO No. 1 stone starting 

five (5’) feet from the cartway. Crushed stone shall be shown in the area between the start of the entrance and 
the curb line. 
 

36. The radii at all driveway access/egress shall be shown on the Layout and Geometry Plan and shall be 
demonstrated to be adequate.   
 

37. 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.  
 

38. 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. 
 

39. 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. 

 
Demolition: 

 
40. 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.  
 

41. 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.  
 

42. 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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Utilities: 
 
43. Separate permits and approvals shall be obtained from the Public Works Department for all sanitary lateral 

work. 
 
44. It shall be clearly noted on the plans where existing utilities are to be disconnected and removed. 
 
Standard Conditions of Approval: 
 
45. 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. 
 

46. 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. 

 
47. 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.  

 
48. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.  
 
49. 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. 

 
50. 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.  

 
51. 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). 

 
52. A copy of the revised plan shall be submitted with any changes highlighted and shall be accompanied by a letter 

indicating how each requested revision has been addressed in the re-submission. 
 
53. 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. 

 
54. 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. 

 
55. 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. 

 
56. The property owner(s) shall comply with all federal, state and applicable Lower Merion Township ordinances 

and laws regardless of specific mention herein. 
 
PRELIMINARY LAND DEVELOPMENT PLAN 

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

The Planning Commission considered a proposal for the following:   

 Demolition of three structures and associated sidewalks including Cartref (229 N. Merion Avenue), the Pagoda (714 
New Gulph Road), and the Health Center (712 Old Gulph Road); 

 Construction of a new two-story Student Life and Wellness Center with an 11,399 square foot footprint;  
 Extension of an existing one-way driveway into the site to connect to an existing surface parking lot adjacent to 

Erdman Hall. Four new parking spaces are proposed along this new driveway; 
 Installation of 16 new parking spaces located along North Roberts Road adjacent to the Pensby Center (229 N. 

Roberts Road); and  
 Installation of underground stormwater management systems. 

 
Ms. Dierks presented the proposal and reviewed staff’s issues memo. 

George Broseman, attorney for the applicant, presented requested revisions to the conditions of approval.   

Planning Commissioner Ross asked staff to review the pedestrian improvements requested by staff. 

Ms. Dierks provided an overview of the requested improvements. 

Nina Bisbee, Director of Facilities Services for Bryn Mawr College, stated that the proposal would not result in an 
increase in students and the proposed use (health center) already exists in the area and therefore would  not increase 
pedestrian activity in the area. 

Lisa Thomas of Glackin Thomas Panzak, Landscape Architect for the applicant, reviewed the proposed pedestrian 
circulation plan.  

Discussion ensued regarding the recommended pedestrian improvements.  

Planning Commissioner Matthews asked the applicant to elaborate on the status of the College retaining Cartref. 

Mr. Broseman stated that the applicant has been investigating alternatives in good faith and they find the recommended 
condition of approval related to Cartref to be acceptable.  

Aaron Wunsch, architectural historian, stated that the demolition of Cartref is not required for the construction. 

Kathleen M. Abplanalp, Director of Historic Preservation at the Lower Merion Conservancy, addressed the demolition of 
Cartref. She spoke to the importance of Cartref and stated that the building should be reused and adapted for a new use. 

Jeff Cohen, a professor at Bryn Mawr College, stated that the College has supported the conversation of preservation. He 
spoke to his support for the preservation of Cartref.  

Discussion ensued regarding the preservation of Cartref.  
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Planning Commissioner Whalen made a motion to recommend approval of the Preliminary Land Development Plan 
application.  

Planning Commissioner Ross seconded the motion.  

All members were in favor and the motion carried.  

The Planning Commission recommended approval subject to the following conditions, including discussed amendments:  

Zoning Hearing Board: 
 
1. The plan shall comply with the Zoning Hearing Board decision in Appeal No. 4447 which shall also be listed 

on the Final Plan.  
 

Township Engineer’s Review: 
 

2. The Township Engineer’s review letter dated February 25, 2019 shall be incorporated by reference into these 
conditions of approval to the extent the same is consistent with these conditions. With respect to item B.42, 
the applicant may provide an indemnity satisfactory to the Township to allow the final plan to recorded. 
 

Access & Circulation: 
 

3. The applicant shall provide either: 
 A four foot (4’) wide painted pedestrian/bicycle pathway within the existing drive that connects the 

proposed sidewalk to the lower parking lot adjacent to Erdman Hall to the existing sidewalk along Morris 
Avenue. The applicant shall also provide directional signage at both Morris Avenue and New Gulph Road 
to indicate that the pathway connects New Gulph Road to Morris Avenue;  

 A porous walkway adjacent to the curb line of the existing drive that connects the proposed sidewalk to the 
lower parking lot adjacent to Erdman Hall to the existing sidewalk along Morris Avenue. The applicant 
shall also provide directional signage at both Morris Avenue and New Gulph Road to indicate that the 
pathway connects New Gulph Road to Morris Avenue. 

 
4. The applicant shall install the following improvements provided their installation does not result in additional 

improvements from PennDOT as part of the overall plan for the intersection.  
 Three ADA ramps at the intersection of New Gulph Road, Morris Avenue and Pembroke Road; and 
 A painted crosswalk across New Gulph Road. 

 
5. Depressed curb shall be indicated at the revised driveway access locations. The length of depressed curb shall 

be dimensioned on the plan. Concrete curb can be specified for use on Roberts Road. 
 

6. The existing crosswalks across Merion Avenue shall be shown on the plan.  Crosswalks shall be noted to be 
refurbished if/as required. A detail of the Township standard crosswalk shall be included on the plan. 

 
 

Architectural Elevations: 
 
7. The applicant shall seek to preserve Cartref and pursue alternatives to the demolition, including but not limited 

to either replacing approximately 1,000 sq. ft. of impervious walkways with porous pavement, pursuing 
Conditional Use approval to exceed the allowable impervious surface or delaying the demolition until the 
proposed zoning code is adopted.  
 

8. The proposed building shall be constructed substantially as shown on the architectural elevations prepared by 
Ewing Cole, dated February 25, 2019 with the exception of any recommendations made by the Planning 
Commission. 
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9. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning Officer.  
 

10. 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). 
 

11. 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: 
 
12. 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. A draft covenant 
shall be submitted with the Final Plan. 
 

13. 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 Final Plan.  

 
14. The applicant shall replace the Quercus (QUA), a deciduous canopy tree, located to the east of the stairs of the 

proposed building with a species from the Acer Genus or a male Sweetgum, Liquidambar styraciflua 
‘Rotundiloba’. 

 
15. The applicant shall identify the botanical name, size, and quantity of plants proposed under the three (3) TIAR- 

Tilia American ‘Redmond’ shown in the planted islands in the Roberts Road parking lot.  
 
16. The applicant shall add four (4) additional street trees along N. Merion Avenue. 
 
17. The Natural Features Code compliance charts shall be revised to include the accurate square footage of 

parking/loading area.  
 
Stormwater Management: 

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

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

19. A detail shall be provided for all basin outlet structures. The elevations and dimensions of the controls and the 
overall structure shall be listed. The information shown shall be consistent with the final stormwater 
calculations. 

 
20. The existing trench drain located at the edge of the main parking area of the Wellness Center shall be replaced 

with a type M inlet that is graded in a sump condition. Spot elevations shall be added to clarify the grading.  
Adequate stone stabilization shall be added around the grate. The stone reinforcing the bank shall be noted on 
the plan to be replaced/refurbished as required or as directed by the Township Engineer. 
 

Construction Details: 
 

21. A detail of the retaining wall shall be provided. Top and bottom of wall elevations shall be provided.  
Calculations shall be provided for wall heights exceeding four (4’) feet. 

 
Demolition: 
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22. 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. 

 
23. 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. 

 
24. 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.  

 
25. 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.  

 
26. 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.  

 
27. 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. 

 
28. 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. 

 
Plan Requirements: 
 
29. The following items shall be dimensioned on the plan: 

 The aisle width of the proposed parking area off Roberts Road.  
 The back-up area for the last parking space shall be dimensioned on the plan. 
 The aisle width for the parking area adjacent to the Wellness Center shall be dimensioned on the plan. 
 The aisle paving width for the modified drive off Roberts Road. 
 The radius of the eastern drive return. 
 The width of the one-way access drive from New Gulph Road. 
 The proposed angled parking spaces. 

 
30. Additional dimensions shall be provided for all patios, walks, and other impervious surfaces to clarify the limits 

of each. 
 
31. Dimensions for the ADA spaces shall be added to the plan and shall comply with minimum design standards. 
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32. The concrete apron on N. Merion Avenue at the end of the walkway to be removed shall be removed and 
replaced with full reveal granite curb. The width of curb to be raised to full reveal shall be dimensioned on the 
plan.   

 
33. Depressed granite curb shall be provided for the new one way access drive off New Gulph Road. The length of 

depressed curb shall be dimensioned on the plan.  
 

Lighting: 
 

34. 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.  

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

 
Standard Conditions of Approval: 

 
36. 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. 

 
37. 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.  

 
38. 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). 

 
39. 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. 
 

40. 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.  

 
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 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. 

 
43. 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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PRELIMINARY LAND DEVELOPMENT PLAN 

637 W. Montgomery Avenue (AKA 625 Montgomery Avenue, Bryn Mawr Presbyterian Church, Bryn Mawr, LD# 
3826, Ward 10. 

The Planning Commission considered a proposal for the following:   

 Enclosure of an existing porte cochere with the construction of a 2,261 sq. ft. building 
addition connecting the Ministry Center and the Sanctuary;  

 Construction of an open porch with a 1,006 sq. ft. footprint on the northern side of the 
Education Building;  

 Construction of an ADA accessible lobby entrance with a 289 sq. ft. footprint on the Education 
Building at the Fishers Road driveway;  

 Installation of a 100 sq. ft. shed on the northern side of the Education Building; 
 Installation of a contemplative garden and fountain in front of the Chapel; 
 Creation of a drop-off driveway using the existing driveways on Montgomery Avenue; 
 Installation of two stormwater management seepage beds; and 
 Various pedestrian improvements.  

 
The overall intent of the project is to improve access into, through, and between the existing buildings and enhance the 
functions of the various church programs. The project will not increase membership.  
 
Mr. Leswing presented the proposal and reviewed staff’s issues memo. 

George Broseman, attorney for the applicant, provided an overview of the pedestrian circulation plan and presented the 
applicant’s requested revisions to the recommended conditions of approval.  

Alan Summers, Robison Anderson Summers, Inc., Landscape Architect for the project, provided an overview of the 
existing street trees and the applicant’s landscape proposal.  

Planning Commissioner Matthews expressed concern with the siting of the new loop driveway as he feels it is one of the 
most prominent and celebrated views on the site. 

Eric Swanson, present on behalf of the church, provided an overview of the existing pedestrian circulation and spoke to 
the need for more accessibility to the building. 

Planning Commissioner Whalen made a motion to recommend approval of the following relief: 
A.  Subdivision and Land Development Code Section §135-7.A. to not provide a Tentative Sketch Plan. 

 
Planning Commissioner Ruffin seconded the motion.  

Planning Commission Matthews was opposed.  

All other members were in favor and the motion carried.  

Planning Commissioner Whalen made a motion to recommend approval of the Preliminary Land Development Plan 
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: 
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1. The Township Engineer’s review letter dated February 25, 2019 shall be incorporated by reference into these 
conditions of approval to the extent the same is consistent with the conditions except item B.29, the applicability 
of which shall be determined by the Board of Commissioners under Code §135-27.L(2). With respect to item 
B.31, the applicant may provide an indemnity satisfactory to the Township to allow the Final Plan to be recorded. 
 

Zoning Hearing Board: 
 

2. The applicant shall comply with Zoning Hearing Board order 4451 and the conditions imposed, which shall be 
listed on the Final Plan.  
 

3. The applicant shall provide the required buffer for Areas 2 and 3 as shown on exhibits A-9 and A-11 presented to 
the Zoning Hearing Board. The final details of the buffer areas shall be subject to the approval of Township staff 
during the Final Plan approval process. 
 

4. The property at 121 Fishers Road shall be combined with the overall church property.  
 

Architectural Elevations: 
 
5. The applicant shall provide record drawings of the Sanctuary-Activities building addition that clarify notes 

regarding paving and building materials. The applicant shall submit product data for these items.  
 

6. Adopting the recommendation of the Historical Commission, the applicant shall comply with the following on the 
addition to the Education Building:  

 Provide additional material and product data for the windows, porch and roofing materials. 
 The roofing material shall match the lead-coated copper found elsewhere on the campus.  
 Perform minor modification to the scale of the proposed openings at the entrance, to change the scale of 

the openings to more closely be sympathetic to the existing details of the building. 
 Provide clarification regarding the treatment of the exposed stone foundation (yet to be unearthed). 
 Provide clarification of the materials comprising the retaining walls.  

 
7. The applicant shall provide additional material and product data for the contemplative garden along with a record 

set of the site or landscape plan indicating paving, lighting, gate, foundation, etc.  
 

8. Additional information related to the building additions shall be subject to the review of a subcommittee of the 
Historical Commission.  
 

9. Architectural elevations and renderings of all sides of the proposed building additions shall be submitted with the 
Final Plan, including the proposed materials.  
 

10. The proposed building additions shall be constructed substantially as shown on the architectural elevations prepared 
by Voith & Mactavish Architects LLP dated February 15, 2019 with the exception of any changes required by these 
conditions of approval. 
 

11. Selected materials and significant architectural elements from the structures to be demolished shall be salvaged 
where determined reasonably feasible by the applicant. 
 

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

13. 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). 
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14. The mean grade of the structure shall be calculated and shown on the plan. The architectural plans shall be 
coordinated with and comply with the grading proposed with this application.  

 
Landscape Plan: 
 
15. The chart demonstrating compliance with Natural Features Code Section 101-9 on sheet 10 of the plan set shall be 

revised as follows: 
 To remove any references to existing trees and shrubs to remain. (Credit is not given for existing plant 

material.)  
 To reflect the accurate number of required plant material.  

 
16. The size of all shrubs provided shall be listed in inches rather than gallons. The minimum size of shrubs shall be 

24 inches in height. 
 

17. The applicant shall provide native or non-invasive adapted plant species on the Landscape Plan. 
 

18. A revised landscape plan complying with the applicable portions of the Natural Features Code Sections 101-9, 
Subdivision and Land Development Code Section 135-30 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. 
 

19. 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. A draft covenant shall be 
submitted with the Final Plan. 
 

Stormwater Management: 
 

20. The seepage beds shall be designed with separate distribution and collection pipe systems and shall not be connected 
together as presently shown on the details. 
 

21. Inlets and other structures shall be numbered on the plan for reference.   
 

Construction Details & Coordination: 
 
22. A detail of the retaining wall shall be provided. Top and bottom of wall elevations shall be provided and the limits 

of the wall location shall be clearly shown. Calculations shall be provided for wall heights exceeding four (4’) feet. 
 

23. A fill material and topsoil stockpile location shall be provided. Notes shall be added regarding stabilization of the 
stockpiles. 
 

24. A certification by a civil engineer of the condition of any existing retaining walls to remain in the project area shall 
be provided. Any recommended improvements/repairs will be a condition of permit issuance. 

 
25. A full reveal and depressed granite curb detail shall be provided on the plan. 

 
26. Depressed granite curb and concrete apron shall be indicated at all driveway access locations where work is 

proposed. The length of depressed curb shall be dimensioned on the plan. 
 

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

28. Sidewalks across all drives associated with the proposed improvements shall be carried across the drive at grade. 
The notes on the plan referring to installation of ADA ramps at the drives shall be removed. 
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29. All new stair risers, treads, landings and railings shall comply with Township building code requirements. 

 
30. Dimensions shall be added to all hardscape areas on the plan to clearly define the limits. 

 
31. The 422’ elevation contour shall be shown in the paved area in front of the Ministry Center link. 

 
32. The porous paving specification shall be submitted for review and shall be subject to the approval of the Township 

Engineer. The recharge stone shall be AASHTO No. 3 stone or equal. 
 

33. Notes shall be added to the requested full reveal and depressed granite curb detail that include the following: 
 The depressed curb height for the driveway shall be ¼ inch for each inch of existing curb reveal. 
 Any curb replacement shall meet existing curb reveal height. 
 One foot cut back is needed in the street area where any curb is adjusted and/or replaced. All joints shall be 

sealed. 
 An additional concrete support is needed mid-span of each section of depressed curb in the driveway area. 
 

34. 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.  
 

35. 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. 
 

36. 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 Conditions of Approval: 
 
37. 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. 
 

38. 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 recording the Final 
Plan. 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.  
 

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

40. Adjacent roads shall be labeled on the lighting plan.  
 
41. 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. 
 
42. 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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43. 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).  
 

44. 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. 

 
45. 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. 

 
46. 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. 

 
47. 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  

900, 908, 920, 922 Youngs Ford Road and 941 Black Rock Road, Gladwyne, Gladwyne Montessori School, LD# 
3814, Ward 2 

The Planning Commission considered a proposal for the following:   

 Demolish the single-family dwellings and all associated improvements located at 941 Black Rock Road and 908 
Youngs Ford Road; 

 Consolidate 941 Black Rock Road and 908 Youngs Ford Road with 920 and 922 Youngs Ford Road and a portion 
of 900 Youngs Ford Road for school use;  

 Install a playground, natural play areas, a play field, a campus trail and an orchard; 
 Construct an addition with a 1,666 sq. ft. footprint on the Savett Building; 
 Construct a 400 sq. ft. welcome gazebo/kiosk at the rear of the main school building; 
 Construct a 392 sq. ft. greenhouse at the rear of the existing property at 900 Youngs Ford Road; 
 Install 35 additional parking spaces;  
 Install five underground stormwater management basins; and 
 Reconfigure existing driveways and parking areas. 

 
Mr. Leswing briefly presented the proposal and reviewed staff’s issues memo. 

Fred Fromhold, attorney for the applicant, elaborated on the development plan process.  

Robert Lambert, Site Engineering Concepts, civil engineer for the applicant, presented the proposal.  

Mr. Fromhold outlined his requested revisions to the conditions of approval. 

Kenneth Aaron, attorney representing Save Gladwyne Village, provided an overview of the process and expressed 
concerns with the stormwater management plan and impact to adjacent neighbors and made a request for the removal of 
an existing play area adjacent to the Savett Building.  

Discussion ensued regarding the recommended conditions of approval. 
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Planning Commissioner Whalen made a motion to recommend approval of the Preliminary Land Development Plan 
application subject to the changes to the conditions discussed above.  
 
Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

The Planning Commission recommended approval subject to the following conditions: 

Township Engineer’s Review: 
 

1. The Township Engineer’s review letter dated February 25, 2019 shall be incorporated by reference into these 
conditions of approval to the extent the same is consistent with these conditions of approval. 
 

Stormwater Management: 
 
2. The proposed stormwater management seepage beds shall be sized to recharge the 100 year direct runoff from all new 

roof areas. 
 

3. The applicant shall incorporate green stormwater infrastructure into the surface parking lot by adding cuts to the curbs 
of some or all of the planted islands.  
 

Architectural Elevations/Site Design: 
 
4. Architectural elevations and renderings of all sides of the proposed building shall be submitted with the Final Plan, 

including the proposed materials.  
 
5. The proposed building addition shall be constructed substantially consistent with the architectural elevations prepared 

by CuetoKearney Design Architects, dated November 11, 2018, with the exception of any changes, mutually agreed to 
with staff. 

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

 
7. 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). 

 
8. 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: 
 

9. The applicant shall consider submitting an application to the Historical Commission to add the property at 900 Youngs 
Ford Road to the Township’s Historic Resource Inventory.  
 

Landscape Plan: 
 

10. A revised landscape plan complying with Natural Features Code Section 101-9, Subdivision Code Section 135-30 and 
conditions herein shall be prepared and sealed by a Registered Landscape Architect and submitted with the Final Plan.  
 

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

12. The maintenance and operations plan provided on the landscape plan shall be revised to provide additional details.  
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13. A note shall be added to the landscape plan requiring the removal of wire baskets and all burlap except for the very 
bottom of the root ball. 

 
14.  At least one bicycle rack shall be provided on the site.  

 
15. 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. A draft covenant shall be 
submitted with the Final Plan. 

 

16. Where feasible, additional Skip Laurel shrubs (Prunus laurocerasus 'Schipkaensis') or other appropriate plant material 
approved by staff shall be planted along the fence line on the side and rear of 910 Youngs Ford Road to enhance the 
previously approved and planted buffer.  

 
Crosswalks & Access: 

 
17. The existing handicap ramps associated with the two existing crosswalks over Youngs Ford Road on/near the school 

frontage shall be upgraded to ADA compliant designs. The pavement markings shall be re-furbished with high-
visibility, durable materials in compliance with Township standards. 
 

18. The existing flashing sign for the crosswalks shall be replaced with push-button activated rapid flashing beacons to be 
installed by the applicant. PennDOT review and approval for the flashing devices shall be obtained and the Township 
shall be copied on all correspondence with PennDOT regarding the installation. 

 
Construction Details: 
 
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. A certification by a civil engineer of the condition of any existing retaining walls in the project area to remain shall be 
provided.  Any recommended improvements/repairs shall be included as a condition of the grading permit. 

 
Phasing: 

 
21. The applicant shall demonstrate that the project phasing is self-sustaining and independently complies with zoning and 

shall post the escrow guarantee for the entire project must be posted prior to the commencement of Phase 1.  
 
Demolition: 
 
22. 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. 

 
23. 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.  
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24. 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.  
 

25. 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. 

 
Utilities:  

 
26. 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. 
 

Standard Conditions of Approval: 
 

27. A deed of consolidation shall be recorded subsequent to the recording of the Final Plans.  
 

28. 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. 

 
29. 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. 

 
30. 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.  

 
31. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.  
 
32. 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. 

 
33. 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.  
 
34. 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). 

 
35. 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. 
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36. 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. 
 
37. 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. 

 
38. 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. 

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

ordinances and laws regardless of specific mention herein. 
 

WAIVER OF LAND DEVELOPMENT PLAN 
 
41 Lapsley Lane, Jesuit Residence, Saint Joseph’s University, Merion, W-18-003, Ward 12 
 
The Planning Commission considered a proposal for the following:   

 Demolition of the existing building; 
 Construction of a three-story building with an attached chapel; 
 Construction of three patios;  
 Installation of two rain gardens and two underground seepage beds,  
 Construction of new porous walkways, and 
 Removal of five parking spaces.  

 
Ms. Dierks presented the proposal and reviewed staff’s issues memo. 

Planning Commissioner Stern asked about the parking requirement and noted that the plan exceeds the height requirement 
by two feet.  

Fred Fromhold, attorney for the applicant from Fromhold Jaffe & Adams, explained that the project meets the parking 
requirement and the change of use would reduce the parking demand on site.  

Lisa Halpern, 237 N. Latches Lane, requested that the Planning Commission deny the waiver. She stated that there are 
ongoing parking issues with the University and the neighbors would like more time to better understand the change of use 
and the impact to the neighboring properties. 

Melanie Shafmeister, president of the Merion Civic Association, questioned why the applicant is not required to go 
through the entire review process and expressed concerns about the reduction of parking spaces. 

Mr. Leswing asked if the applicant would be willing to table the application to allow time for the applicant to present the 
plan to the Merion Civic Association.  

Mr. Fromhold explained that there has been regular communication between the University and the Civic Association. 

Planning Commissioner Whalen requested that the applicant table the application for 30 days to allow for presentation to 
the Civic Association.  

Mr. Fromhold stated that his client is amenable to delaying the applicant for one month. 
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The meeting adjourned at 11:02 p.m.  

Meeting minutes recorded by Jillian Dierks, Planner.  


