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                                                                 April 1, 2019 Planning Commission Meeting Minutes 

Members present: George Ross, Bill Cook, Harriet Ruffin, Sean Whalen, Scott France and Jerry 

Stern 

Staff – Andrea Campisi, Senior Planner, Chris Leswing, Director, Kevin Bowers, Township 

Engineer 

Planning Commissioner Ruffin announced that the Piazza application and plans will not be 

considered by the Planning Commission tonight. She said it is not known at this point when the 

project will be on the Planning Commission’s agenda.  

Zoning Discussion 

Planning Commissioner Ruffin asked staff for an update on what has occurred with the Zoning 

Update since the last Planning Commission meeting in March.  

Mr. Leswing said since the last Planning Commission meeting there have been several additional 

meetings regarding the Zoning Update. He said the Civic Engagement Committee met to discuss 

medium density residential and commercial area zoning. He said last Monday a joint meeting 

occurred amongst the Merion, Merion Park, Neighborhood Club of Bala Cynwyd and Belmont 

Hills Civic Associations. He said about 80 people were in attendance.  

Mr. Leswing noted that last Wednesday the Board of Commissioners (BOC) reviewed those 

elements as well but as opposed to the Regional Civic Association meeting there was very little 

public comment at that meeting. He said all areas that are not special districts will become 

Village Commercial with the exception of small areas in Ardmore along the Lancaster Avenue 

corridor from Whole Foods up to the CVS which will be zoned TC1 or TC2 in addition to 

Village Commercial which could allow additional height. Mr. Leswing said TC2 allows three 

stories right now but has relaxed frontage requirements to accommodate the auto uses that exist 

in these areas. He said TC1 is proposed to have a five story maximum height and the BOC 

discussed lowering the height to three stories with incentives to go higher.  

Planning Commissioner Cook asked if all of the TC areas have already been decided.  

Mr. Leswing said the areas have already been mapped. He summarized where existing 

commercial areas are located throughout the Township and explained the areas including Bryn 

Mawr, Rock Hill Road and City Avenue where special planning studies have been performed 

already. He said there are small pockets of commercial throughout the Township that will be 

upgraded to contain form standards.   

Planning Commissioner Ruffin asked the difference between a group home/elderly and disabled, 

a nursing home, and a community residential facility.  

Mr. Leswing said he will review and get back to her. He added that staff is also cleaning up some 

of the definitions.  

Planning Commissioner Ruffin said at the meeting last week there were comments indicating 

that density is being pushed towards the eastern part of the Township and not the western part. 

She stated that there appears to be a fear that the new zoning will allow everything to be torn 
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down and rebuilt. She asked if we can provide better examples of what someone could do from a 

visual perspective if they were to buy adjoining properties and tear down the existing houses.  

Mr. Leswing said people see higher numbers and fear that but the qualitative aspect is not 

considered.  

Planning Commissioner Ross said he believes greater height is better.  

Planning Commissioner Ruffin asked about the equivalency tables for medium density 

residential and proposed height and if based on the height if the stories will be bigger than we are 

used to seeing.  

Mr. Leswing said the new code contains a provision for how many stories you can have without 

a maximum height per story. As a result, a cap of 35 feet was added since there was no cap per 

story. He said DPZ believes it is acceptable from an urban design perspective to have taller first 

floor heights to house commercial spaces but the community is fearful of what might happen in 

that space.   

Planning Commissioner Cook said overall the draft zoning almost across the board is limiting 

development more than it is allowing development. He said the Comprehensive Plan included 

the idea that the Township is mostly built out and the infill and the tear down/rebuild is mostly 

what we are going to experience in the future and as a community we did not want that to be 

high density. As a result, the direction to DPZ was to err on the side of scaling back development 

which goes hand in hand with all of the development that is occurring recently in the lower part 

of the Township which happened because the zoning at the time the developments were 

approved was designed to do so. 

Mr. Leswing said the multifamily developments were designed to put feet on the street in the 

commercial areas and to create investment in those areas which is what we are seeing today.  

Planning Commissioner Cook stated the planning for those developments happened many years 

ago. He said the draft zoning code is designed to result in development that is more compatible 

with existing neighborhoods and is more responsible.  

Planning Commissioner Ross said there is such a reaction to the higher density development yet 

there are car dealerships along main street in Ardmore which should not be there and the only 

way to get developers to redevelop those areas is to provide incentives to allow a certain density. 

He said it is a fallacy to think that reducing density will result in redevelopment.  

Planning Commissioner Ruffin asked about the increase in impervious cover in certain districts. 

She asked if it is really going from 30-40% to 70%.  

Mr. Leswing said there are some instances where staff will go back and review the changes to 

the impervious surface. He said the impervious surface amounts in the draft code are based on 

what is actually on the ground in each district.  

Planning Commissioner Ross said he attended the Merion Civic Association meeting last week 

where Saint Joseph’s University presented their proposed master plan as well as the plan that is 

before us this evening. He noted that the University has been purchasing properties, four to date, 

that are outside the current boundary of the campus. He said there was a lot of discussion as to 
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how they will use those houses which are not currently zoned institutional. He asked if they want 

to use the properties for something other than a residence, would they have to be rezoned as 

Institutional in the new code? He said they are currently paying full residential taxes on those 

buildings and the neighborhood is very concerned what will happen to the houses as it is not 

clear what their plans are.  

Mr. Leswing said they can buy property and have someone live there. He said they cannot use 

the house for educational purposes without obtaining a special exception. He said we will look at 

institutions next and we are creating mapped institutional districts. He said there has always been 

concern with institutional creep into residential neighborhoods. He said one reason institutions 

are buying up homes and demolishing them this is because they are currently zoned as if they 

were a single family home. He explained that under the new code they will have set boundaries 

for their campuses and can buy a property next to them but if it is not in their zone then they 

cannot use it.  

Planning Commissioner Ross asked if they buy properties prior to the new zoning taking effect 

how will those properties be treated.  

Mr. Leswing said there are draft maps showing the institutions and properties that are being 

purchased have not been discussed as being included in the institutional district. At this point he 

said they would have to petition the Board of Commissioners to change the district boundary.  

Discussion on institutional zoning continued.  

Planning Commissioner France asked when is the best time to provide input to the BOC on the 

height in the commercial districts.  

Mr. Leswing suggested prior to May 22nd.  

Maura Gillen, Haverford, asked the Planning Commission to consider whether public schools 

should be lumped into the same zoning district as a college when the public school has to meet 

certain legal education requirements per the state.  

The regular Planning Commission meeting began at 7:04 p.m. 

March 4, 2019 Planning Commission Meeting minutes  

Planning Commissioner Cook made a motion to recommend approval. 

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried.  

PRELIMINARY SUBDIVISION PLAN 

104 Rose Lane, Haverford, SD# 3828, Ward 10  

The Planning Commission considered a Preliminary Subdivision Plan. The Plan prepared by 

Momenee, Inc. dated January 7, 2019, last revised March 12, 2019, shows the subdivision of the 

existing lot into two new lots, preservation of the existing house on Lot 1 and construction of a 

detached three-car garage with a 759 sq. ft. footprint, preservation of the carriage house on Lot 2 



4 
 

and construction of an addition and an attached two-car garage and extension of the existing 

driveway to provide access to both homes.  

Ms. Campisi presented the proposal and reviewed the issues memo. She recommended that if the 

Planning Commission supports the relief to allow the carriage house to be served by a sanitary 

lateral rather than a sewer main, then they can delete condition no. 26 as that is only required if a 

sewer main is installed.  

Fred Fromhold, Esquire, accepted the conditions of approval with the exception of a change to 

condition no. 4 to require the height of ‘any’ detached garage on Lot 2 to not exceed 15 feet 

since the proposed garage is attached to the carriage house. He asked that the word ‘The’ be 

changed to ‘Any’. 

Planning Commissioner Ruffin asked about sheet four of the plan set. She said it is hard to read 

but it looks as if there are trees proposed to be removed.  

Fred Bissinger, the applicant and project architect, was present. He said no trees are being 

removed except for one that is between the two houses that is in the way of the stormwater 

management system.  

Josh Wasserman, 112 Rose Lane, feels that the neighborhood is against this subdivision but 

neighbors do not feel that there is much that can be done to oppose it. He said the existing lots 

are big and this will make the neighborhood look like a small village. He was concerned with 

what this will lead to in the future and how it will impact the value of his property.  

Maura Gillen, Haverford, and a member of the Haverford Civic Association, said the plans were 

presented three times to the Civic. She said the applicant has been very communicative to us 

with the changes. She said Commissioner Zelov was at the meetings as well. She was not aware 

that there are any concerns with the proposal. She stated that the Civic Association is not 

opposed to the application.  

Planning Commissioner Cook stated that he understands Mr. Wasserman’s concerns. He stated 

as a realtor, that he believes that this will increase the value of his home not detract from it.  

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

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried. 

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

to the changes to the conditions of approval noted above including the change to condition 4 and 

deleting condition 26.  

Planning Commissioner Ross seconded the motion.  

All members were in favor and the motion carried. 

Township Engineer’s Review Letter: 
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1. The Township Engineer’s review letter dated March 25, 2019 shall be incorporated by 

reference into these conditions of approval except where inconsistencies exist in which case 

these conditions shall prevail. 

 

Zoning: 

 

2. The breakdown of impervious surface for the common driveway allocated to each lot 

shall be shown on the Final Plan.  

 

3. The impervious surface for the common driveway on Lots 1 and 2 shall either be allocated 

evenly amongst the lots served or shall be allocated in a recorded covenant. A draft covenant 

shall be submitted with the Final Plan and shall be subject to the review and approval of the 

Township Solicitor.  

 

4. Any detached garage on Lot 2 shall not exceed 15 feet in height.  

 

Architectural Elevations: 

 

5. The proposed additions and accessory garage shall be substantially consistent with the 

architectural renderings prepared by F.L. Bissinger, dated March 2019. All future elevations 

and renderings submitted to the Township for review shall be attributed and dated.  

 

6. Final elevations and renderings of all sides of each proposed addition and all accessory 

structures, with all materials listed and keyed to the elevations, shall be submitted with the 

building permit.  

 

7. Second Stage Plan approval shall be obtained from the Planning Commission and Board of 

Commissioners for the proposed improvements on Lots 1 and 2 if substantial changes are made 

to the proposed layouts and/or architectural design as determined by Township staff. 

Architectural elevations of the proposed improvements, including a list of materials, shall be 

submitted with any required Second Stage Plan application. 

 

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

with this application. 

 

Landscape Plan: 

 

9. A chart demonstrating compliance with Natural Features Code Section 101.9.A shall be 

added to the landscape plan.  

 

10. The landscape plan shall be revised to include the following additional plant material:   

A. One deciduous tree 

B. Two deciduous shrubs 

C. Two evergreen trees 

D. 17 evergreen shrubs 

E. Three street trees 

 

11. All existing trees to remain shall be devined.  
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12. A revised landscape plan complying with Natural Features Code Sections 101-9, Zoning Code 

Section 155-167.7, Subdivision and 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.  

 

13. Wooded lot calculations shall be added to the landscape plan and shall be subject to the 

approval of the Township Arborist. The total number of trees removed and impacted by the 

proposed construction shall be listed.  

 

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

plan.  

 

15. The applicant shall obtain approval from the Shade Tree Commission for the location and 

species of all proposed street trees. 

 

16. 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. 

 

17. A certification by a civil engineer of the condition of the any existing landscape walls to remain 

shall be provided.  Any recommended improvements/repairs shall be made a condition of the 

permit issue. 

 

18. A detail of the landscape/retaining wall shall be provided.   

 

Sidewalks: 

 

19. A five foot wide sidewalk shall be installed along the Rose Lane frontage of the property unless 

relief is obtained to not provide the sidewalk. If relief is obtained then the applicant shall show 

a future five (5) foot wide sidewalk along Rose Lane on the Final Plan to be installed when 

required by the Board of Commissioners. Street trees and other improvements shall be installed 

in a manner that will not interfere with the future installation of the sidewalk where possible.  

 

20. The plant material growing into the sidewalk along the New Gulph Road frontage shall be 

trimmed back as directed by staff.  

 

21. Details for concrete sidewalk shall be provided and shall conform to Township standards. The 

sidewalk on New Gulph Road shall be noted to be repaired/replaced as directed by the 

Township. 

 

Stormwater Management: 

 

22. 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.   
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23. The distance between the outflow pipe from basin No. 2 and basin No. 1 shall be dimensioned 

on the plan and shall not be less than five (5’) feet. 

 

Plan Requirements: 

 

24. The new/adjusted impervious areas (garage, patio, parking area, drive, etc.) shall be 

dimensioned on the plan to clearly define the limits. 

 

Utilities: 

 

25. In lieu of the proposed sanitary sewer main extension the applicant shall provide a sanitary 

sewer lateral to serve the carriage house on Lot 2. A 20 foot wide sanitary sewer lateral 

centerline easement shall be shown on the Final Plan. The language of the easement shall be 

subject to the approval of the Township Solicitor and the easement shall be recorded concurrent 

with the recording of the Final Plan. All other Township sanitary sewer lateral installation 

requirements shall be followed.  

 

26. An isolation distance of ten (10’) feet shall be provided between the sanitary sewer line and 

the water service. 

 

27. The slope of the sanitary sewer line listed on the plan view shall be consistent with any final 

profile plan information shown. 

 

28. The 6” TC line location and limits across the drive to Lot 1 shall be clarified/clearly shown on 

the plan. 

 

Construction Details: 

 

29. A full reveal granite curb detail shall be provided. Curb on the property frontage shall be 

repaired/replaced as directed by the Township. 

 

30. The length of driveway opening at the cartway shall be dimensioned on the plan. The existing 

cobble curb on the driveway edges shall be labeled on the plan. 

 

31. Notes shall be added to the requested full reveal granite curb detail that include the following: 

▪ 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. 

 

32. The stones located in the right of way of Rose Lane shall be removed. An indemnification 

agreement shall be established for the existing landscape wall along Rose Lane as portions are 

shown in the right of way. 

 

33. A fill material and topsoil stockpile location shall be provided. Notes shall be added regarding 

stabilization of the stockpiles. 
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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. A metes and bounds description shall be provided for the access and utility easements on Lot 

1 for the benefit of Lot 2. The easement language shall be subject to the approval of the 

Township Solicitor prior to recording the Final Plan. 

 

38. If any new lighting is proposed, 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 building permits 

for each house to be constructed or for any common outdoor lighting. 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. The plan shall also comply with Chapter 105-21, Outdoor lighting directing light 

onto residential properties.  

 

39. The lighting plan shall be designed to comply with the applicable provisions of the 2009 

IECC or the 2007 ASHRAE Standard 90.1. 

 

40. New deeds shall be recorded for all lots after the Final Plan has been recorded. The following 

restriction, to be verified by the Building and Planning Department, shall be placed in all 

deeds:  

• The continued operation and maintenance of all stormwater management facilities are 

the responsibility of the property owner. 

 

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.  

 



9 
 

43. The Final Plan shall be filed with the Department of Building and Planning within twelve 

(12) months from the date of the Preliminary Plan approval.  

 

44. 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).  

 

45. 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.  

 

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 federal, state, county and applicable Lower 

Merion Township ordinances and laws regardless of specific mention herein.  

 

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

 

1. Subdivision and Land Development Code Section 135-28, to not provide a sidewalk 

along Rose Lane.  

2. Sewers Code Section 126-6.1, to allow the sanitary lateral serving Lot 2 to cross over Lot 

1 via an easement.  

 

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 Waiver of Land Development Plan. The Plan prepared by 

Moto Design Shop dated December 21, 2018, last revised February 15, 2019 shows the demolition 

of the existing building, construction of a three-story building for residential and related 

educational purposes and the removal of five parking spaces.  

 

Ms. Campisi presented a summary of changes to the conditions since the March Planning 

Commission meeting. She noted that the applicant presented the proposal to the Merion Civic 

Association last week and that a representative of the Civic is present tonight to provide a summary 

of the discussion that took place at the meeting.  

 

Planning Commissioner Ross said he was also present at the Merion Civic Association meeting 

where the applicant presented the proposal. He stated that the University offered to replace the 

five parking spaces that they are removing from this site elsewhere on the campus.  
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Fred Fromhold, Esquire, was present on behalf of the applicant with members of the project 

team. He confirmed that there is a reduction in the parking requirement for the changed use on 

the property and that is reflective of the Zoning Officer’s review. He asked the Planning 

Commission to recommend approval of the application.  

Planning Commissioner Cook asked if the applicant is offering any additional parking spaces or 

if because the parking requirement is reduced the parking on the site is neutral.  

Mr. Fromhold said he prefers to allow the University to address relocation of the five parking 

spaces elsewhere on the campus separate from this application.  

Planning Commissioner Ross said the University committed to placing five spaces somewhere 

else on the campus.  

Mr. Fromhold acknowledged that commitment but stated that his client preferred that replacing 

the five parking spaces not be made a condition of approval on this project but said there could 

be a private agreement between the University and the neighborhood.  

Kevin Kane, with Saint Joseph’s University, said the University agreed to install five spaces 

somewhere else on the campus but we do not want that included in the conditions of approval.  

Mr. Leswing asked Mr. Kane to work with the Civic Association on this issue.  

Planning Commissioner Ross asked for clarification on the landscape plan.  

Eric Oskey, with Moto Design Shop, was present to respond to the question. He said we put 

together some additional winter renderings for the neighborhood presentation to show what the 

building looks like without all of the foliage present. He said the landscape plan prevails.  

Carl Watson, a Township resident, said since this is a Waiver of Land Development application 

the lighting plan conditions that are included should be those that are included on Preliminary 

Plans not Tentative Sketch Plans. He suggested that condition no. 43 be replaced with the 

standard Preliminary Plan lighting condition. He added that any plan that comes in after today 

must follow the 2015 IECC or the 2013 ASHRAE standards.  

Maura Gillen, a resident of the Township, stated that the Township is still calling this a student 

residence which Jesuits are not. She stated if the University is going to add additional trees 

elsewhere on the campus then we should ensure that it is on the Lower Merion side.  

Melanie Schafmeister, the President of the Merion Civic Association, stated that since the 

University agreed to provide the five parking spaces elsewhere on the campus, the Civic 

Association has nothing else to add.  

Mr. Fromhold said he was agreeable to the changes request by Mr. Watson.  

Planning Commissioner Whalen made a motion to recommend approval of all of the requested 

relief with the notation that any plant material provided off-site shall be planted on the Lower 

Merion portion of the campus.  

Planning Commissioner Cook seconded the motion.  

All members were in favor and the motion carried.  
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With regard to the Waiver of Land Development application, Planning Commissioner Whalen 

made a motion to recommend approval subject to replacing condition 43 with the standard 

Preliminary Plan lighting condition as well as the other changes noted in the conditions of 

approval presented by staff.  

Planning Commissioner Cook seconded the motion.  

All members were in favor and the motion carried.  

The Planning Commission recommended approval subject to the following conditions:  

Township Engineer’s Review: 

 

1.     The Township Engineer’s review letter dated 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. 

 

Zoning: 

 

2.     The use of the one (1%) percent expansion provision shall be subject to the approval of the 

Zoning Officer. An as-built plan shall be submitted prior to the final escrow release that 

documents the amount of impervious surface constructed on the lot. 

 

3.     The final number of parking spaces provided on this lot and the adjacent lot that are 

adjusted by this development shall be subject to the approval of the Zoning Officer. 

 

4.     The height of the proposed building shall not exceed 35 feet, as defined by the Zoning 

Code. 

 

Sidewalks: 

 

5.     A five foot wide sidewalk shall be provided along the full frontage of Lapsley Lane. 

 

Landscape Plan: 

 

6.     The landscape plan shall be revised to show the correct calculation of required plant 

material under Natural Features Code Section 101-9.A.1, subsections 1-3. Any deficient plant 

material shall be provided. 

 

7.     The applicant shall provide additional street trees to fill in any gaps along the existing street 

frontage as required by Subdivision and Land Development Code Section 135-30. 

 

8.     A revised landscape plan complying with Natural Features Code Section 101-9 and 

conditions herein shall be prepared and sealed by a Registered Landscape Architect and 

submitted with the Final Plan. 

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

plan. 

 

10.  The plan shall be revised to provide two bicycle racks on site. 
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11.  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 grading permit 

application. 

 

Architectural 

 

12.  Architectural elevations and renderings of all sides of the proposed building shall be 

submitted with the Final Waiver Plan, including the proposed materials. 

 

13.  The proposed building shall be  substantially  consistent with the architectural elevations 

prepared by Moto Design Shop, dated February 14, 2019, with the exception of 

any  changes  mutually agreed to with staff. 

 

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

Zoning Officer. 

 

15.  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). 

 

Stormwater Management: 

 

16.  All inlets in non-paved areas shall be graded in a twelve (12”) inch sump condition or other 

condition satisfactory to the Township Engineer to increase the efficiency of runoff collection. 

Spot elevations shall be added to the plan to clarify grading. 

 

17.  Inlets shall be numbered on the plan for reference. The rim and invert elevations shall be 

provided. 

 

18.  AASHTO No.1 stone shall be used in the seepage beds. This shall be adjusted on the details 

and infiltration notes. 

 

19.  The number of perforated pipe rows and the size of the pipe shall be corrected in the seepage 

bed detail. 

 

20.  Clean-out/observation ports shall be provided as required/directed by the Township 

Engineer for seepage beds 1 and 2. The clean-outs and observation ports shall be shown in a plan 

view detail. 

 

Traffic & Circulation: 

 

21.  The “No Parking by Order of the Fire Marshal” signs on the property frontage shall be 

clearly identified in the legend. Additional signs shall be added if/as required by the Fire 

Marshal. 
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22.  The limits of paving on the adjacent parcel to the east and the parking area on the south side 

of the development shall be clarified on the plan. 

 

23.  The final dimensions of the aisle width on the parking area on the south side of the 

development shall be provided and adjusted as directed by the Township Engineer and the 

Zoning Officer. 

 

24.  The proposed porous walkways shall be shown to the curb line of Lapsley Lane. 

 

25.  The access to Lapsley Lane on the southern portion of the property shall be clarified. The 

width of the access drive shall be provided at the cartway. 

 

Construction Details: 

 

26.  It shall be clarified in the impervious surface tabulations that the porous walkways have 

been excluded from the total allocation of impervious surface. 

 

27.  A detail for the porous walkways shall be provided on the plan and shall comply with the 

Township standards in order for them to be excluded from the impervious surface allocation. 

 

28.  The line labeled “UGC” shall be clarified in the legend. All symbols used on the service line 

shall be included in the legend. The lines shall be fully shown where located on the property. 

 

29.  A fill material and topsoil stockpile location shall be provided. Notes shall be added 

regarding stabilization of the stockpiles. 

 

30.  The service lines for the PECO manhole indicated shall be shown. 

 

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

 

32.  Depressed granite curb shall be indicated at the driveway access location and the length of 

depressed curb shall be dimensioned on the plan. 

 

33.  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. 

 

34.  Notes shall be added to the requested full reveal and depressed granite curb detail that 

include the following: 

A. The depressed curb height for the driveway shall be ¼ inch for each inch of existing curb 

reveal. 

B. Any curb replacement shall meet existing curb reveal height. 

C. One foot cut back is needed in the street area where any curb is adjusted and/or 

replaced.  All joints must be sealed. 

D. An additional concrete support is needed mid-span of each section of depressed curb in 

the driveway area. 
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35.  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. 

 

36.  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. 

 

37.  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. 

 

38.  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. 

 

39.  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. 

 

40.  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. 

 

41.  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: 

 

42.  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. 
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43.  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. 

 

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

Standard 90.1. 

 

45.  All required information and signature blocks shall be added to the Record Plan. 

 

46.  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. 

 

47.  New 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). 

 

48.  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. 

 

49.  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. 

 

50.  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. 

 

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

Township ordinances and laws regardless of specific mention herein. 

 

The Planning Commission recommended approval of the following relief: 

 

1.    Subdivision & Land Development Code Section 135-7A, to not provide a Tentative Sketch 

Plan. 

2.     Subdivision & Land Development Code Section 135-10A(3), to not provide a Preliminary 

Land Development Plan. 
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3.    Subdivision & Land Development Code Section 135-13, to not provide a Final Plan. 

4.    Partial relief from Natural Features Code Section 101.9.A.1, Minimum Planting Standards, 

to only provide four evergreen trees on-site and provide the remaining 17 elsewhere on 

the Lower Merion portion of the campus. 

 

Proposed Ordinance – Spacing & Density 

Ms. Campisi presented the proposed ordinance. She explained that although this section of the 

Zoning Code was recently amended in January 2019, staff was informed by the solicitor to the 

Zoning Hearing Board that they may interpret the revised language the same as they did the 

previous language. Ms. Campisi stated that the current amendment will remove any reference to 

the term block and will only measure separation of special exception uses by a distance of 500 

feet. 

Planning Commissioner Whalen made a motion to recommend approval of the proposed 

ordinance. 

Planning Commissioner Ross seconded the motion.  

All members were in favor and the motion carried.  

 

The meeting adjourned at 8:00 p.m. 

Meeting minutes recorded by Andrea M. Campisi, Senior Planner 

 


