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                                                     September 9, 2019 Planning Commission Meeting Minutes 

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

Stern  

Staff present – Chris Leswing, Andrea Campisi and Kevin Bowers 

Planning Commission Meeting Minutes 

July 1, 2019  

Planning Commissioner Cook noted that he was at the July 1st meeting but was not included in 

the list of attendees in the minutes.  

July 22, 2019  

Planning Commissioner Mathews noted that at the bottom of page 2 the minutes should reflect 

that all members were in favor of the changes that he recommended.  

August 1, 2019 

Planning Commissioner Cook made a motion to recommend approval of all three sets of minutes 

subject to the changes noted above. 

Planning Commissioner Whalen second the motion.  

All members were in favor and the motion carried. 

PRELIMINARY LOT LINE CHANGE & CONDITIONAL USE PLAN 

321 Caversham Road & 719 New Gulph Road, Bryn Mawr College, Bryn Mawr, LLC# 

3840 & 3840C 

 

The applicant, George Broseman, on behalf of Bryn Mawr College, is seeking Preliminary Lot 

Line Change Plan approval for the following: 

 

• To transfer 51,288 sq. ft. (1.2 acres) from 321 Caversham Road (Lot 1) to 719 New 

Gulph Road (Lot 2).  

 

In conjunction with the proposed lot line change, the applicant also seeks Conditional Use 

approval to create a rear lot at 321 Caversham Road under Zoning Code Section 155-128.  

 

The proposal is illustrated on the attached plan prepared by Site Engineering Concepts, LLC, 

dated July 16, 2019, last revised August 22, 2019. 

 

Ms. Campisi presented the proposal and reviewed the issues. 

 

George Broseman, the applicant’s attorney, accepted the conditions of approval. He offered to 

address the conditional use standards for the Planning Commission if needed although he stated 

that they are referenced in staff’s review memo.  

 

https://www.ecode360.com/6534159
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Planning Commissioner France asked if students will access Arnecliffe House from the main 

campus.  

Nina Bisbee, from Bryn Mawr College, stated that Arnecliffe House is used for faculty housing. 

She stated that students typically cross New Gulph Road at English House further up the road.  

Planning Commissioner Mathews made a motion to recommend approval of the Conditional Use 

application, the Preliminary Lot Line Change Plan and the requested relief.  

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried.  

The Planning Commission recommended approval subject to the following conditions:  

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated September 3, 2019 shall be incorporated by 

reference into these conditions of approval with the exception of B.11 and C.3 and except 

where inconsistencies exist in which case these conditions shall prevail. 

 

Conditional Use: 

 

2. The applicant shall obtain conditional use approval to create a rear lot and shall comply with 

any conditions imposed. All conditional use conditions shall be listed on the Final Plan.  

 

Rezoning & Future Improvements: 

 

3. If the pending Zoning Map Ordinance is adopted and the zoning on 321 Caversham Road 

changes from R2 to IE, the applicant shall submit a rezoning petition, requesting that the 

residentially used portion of the property be rezoned from IE to LDR3. 

 

Landscape Plan: 

 

4. A required buffer shall be provided on 719 New Gulph Road at such time as Bryn Mawr 

College expands the institutional use on the property or at such time as required by the Zoning 

Officer. 

 

5. The existing trees on the land area to be transferred shall be devined.  

 

6. All references to 791 New Gulph Road on Sheet 2 of the plan set shall be replaced with 719 

New Gulph Road. 

 

Standard Conditions of Approval: 

 

7. The piping associated with the storm inlet shown on Lot 1 shall be shown. The piping shall be 

shown to its outfall location or connection to an existing Township storm sewer. Any required 

easements shall be shown on the plan and shall be subject to the approval of the Township 

Solicitor. 
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8. New deeds, including a deed of consolidation for 719 New Gulph Road, shall be recorded 

subsequent to the recording of the Final Plan.  

 

9. The title block of the plan shall include 719 Old Gulph Road.  

 

10. 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.  

 

11. 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). 

 

12. 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. 

 

13. 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. 

 

14. 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. 

 

15. 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. 

 

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

Merion Township ordinances and laws regardless of specific mention herein. 

 

The Planning Commission recommended approval of the following relief: 

• Subdivision & Land Development Code Section 135-28, to not construct sidewalks 

along the property frontage until such time as required by the Board of Commissioners.  

• Subdivision & Land Development Code Section 135-35, to create a lot (Lot 2) which 

is excessively irregular in shape. 

• Sewers Code Section 126-6.1, to allow the sanitary lateral serving Lot 1 to cross over 

Lot 2 via an easement.  
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CONDITIONAL USE PLAN  

1400 Mill Creek Road, Gladwyne, Barker’s Mill, 3836C, Ward 2  

The Planning Commission considered a Conditional Use application for the following:  

• To convert the two existing Class I buildings to multifamily use; and 

• To reduce the applicable front, side and rear yard setbacks and increase the applicable 

impervious surface and building area.  
 

The proposal includes the following improvements: 

• Demolition of an existing single-family detached dwelling on the property; 

• Removal of and reconstruction of an existing one-story portion of Building 1; 

• Construction of a new 54.4’ building (no. 3) with a 10,547 square foot footprint; 

• Creation of 33 units; 

• Seventy-two parking spaces in a combination of underground, at grade within the 

building and surface spaces; 

• Replacement of the existing bridge into the site with a new bridge; and 

• Construction of a sanitary sewer pump station on the north side of Building 1. A force 

main is proposed down Mill Creek Road to connect into the existing sanitary sewer 

system in River Road.  
 

The proposal is illustrated on the attached 27 sheet plan set dated February 18, 2005, last revised 

August 23, 2019 prepared by Momenee, Inc.  

 

Mr. Leswing presented the proposal and reviewed the issues memo.  

 

Jonathan Spergel, the applicant’s attorney, stated that there will be 13 units in the renovated mill 

buildings and 20 units in the new building. He said the two mill buildings will have nine and four 

units respectively. Mr. Spergel provided a history of the prior approvals that were granted by the 

Township for this project. He explained that the way the height of a building is measured by the 

Township has changed from the time the original approvals were granted until now. He said the 

height was originally measured at 35 feet under the old method and is now measured at 54.4 feet 

under the new method. He explained that once a building in this zoning district exceeds 35 feet, 

additional setbacks and impervious surface and building area penalties apply. He explained that in 

the application earlier this year his client did not seek additional relief to deal with those penalties, 

so the Board of Commissioners had to deny the plan due to the increased height based on the new 

measurement. He reiterated that the proposal has been previously reviewed and approved by the 

Township numerous times.  

 

Mr. Spergel explained that about a year ago, the Township entered into a cross easement with the 

applicant which has been executed but not recorded. The easement grants access and construction 

easements to the applicant as well as utility easements. He stated that there is no legal easement 

granted to Bridlewild Trails Association right now. He said members of the public also access the 

site. Mr. Spergel stated that the easement makes clear that the public, in addition to Mill Creek 

Road Associates, will have the legal right to cross the bridge on the mill property to get to the 

public trail which does not exist today.  
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Planning Commissioner Mathews asked under what authority Mr. Spergel claims a right to 

construct Building 3.  

 

Mr. Spergel said under the multi-family use permitted in Zoning Code 155-151.B.1.f:  

 

A Class I building in a residential zoning district presently being put to a nonconforming, 

nonresidential use may be converted to a multifamily use, provided each dwelling unit shall have 

no fewer than 1,250 square feet of occupied area. 

[1] The area within the perimeter of the building measured at grade level may be expanded by up 

to 25% in conjunction with a conversion to a multifamily use, provided there exists between the 

multifamily use and the nearest adjacent permitted use at least 250 feet. 

[2] The area within the perimeter of the building measured at grade level may be expanded by up 

to 50% in conjunction with a conversion to a multifamily use, provided there exists between the 

multifamily use and the nearest adjacent permitted use at least 500 feet. 

 

Mr. Bowker stated all of the buildings are connected underground via the lower level parking. He 

said we are not expanding the existing buildings above grade.  

 

Mr. Spergel stated that is how the Township has interpreted that code section for at least three 

prior approvals of this site.  

 

Planning Commissioner Whalen asked what is the total footprint of Building 3. 

 

Mr. Bowker said about 10,000 sq. ft.  

Planning Commissioner Mathews asked if they are stating that the connection of the 

underground garage allows them to expand.  

Mr. Spergel said yes.  

Mr. Bowker said the new building is about a story and a half above the existing buildings.  

Planning Commissioner Mathews expressed objections to the interpretation that the applicant is 

taking of the Township Code. He stated that the section in question allows the historic buildings 

to be converted to multi-family use but the Code does not state that a new building can be 

constructed. 

Mr. Spergel disagreed with Mr. Mathews’ interpretation of the Code sections as this has been 

interpreted as permitted by the Hearing Officer in the past.  

Planning Commissioner Mathews asked staff’s opinion.  

Mr. Leswing stated that staff discussed the questions with the Township Solicitor who feels that 

there is some validity to Mr. Mathews’ interpretation of the code. He recommended the Planning 

Commission relay their interpretation of the Code to the Hearing Officer.  

Mr. Spergel said he would not object to Mr. Mathews submitting a brief to the Hearing Officer.  

https://www.ecode360.com/6534540#6534540
https://www.ecode360.com/6534541#6534541
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Planning Commissioner Mathews asked if there can be a connection similar to what happens 

today to continue the loop on the trails. He asked the applicant if he will put up a fence around 

the property.  

Mr. Bowker said under a previous approval, the Township approved connecting the two trails 

further down in Rolling Hill Park with a switch back but it was determined that it was not 

desirable to do so due to the impact to the natural features. He said there is no plan currently to 

add fencing to that side of the property.  

Mr. Spergel stated that additional traffic counts will be redone soon when school is in session. 

He stated a letter was submitted to the Township earlier today stating that the counts taken in 

June were done when school was not in session.  

Dale Sessko, the project architect, stated that the new building will be brick and stucco in the 

rear with concrete retaining walls. He said this is consistent with the existing buildings which are 

brick and stucco.  

Public Comment 

A. J. Kait, President of the Gladwyne Civic Association, said he circulated a memo earlier in the 

day via Township staff to the Planning Commission members. Mr. Kait stated that the greater 

Gladwyne community is concerned about the height of Building three. He stated that it is 

radically out of character with Gladwyne in its entirety and particularly this site. He said the site 

is a forest and creek valley that is wild space and putting a five-story building in the middle of a 

nature preserve is concerning as it is out of character with the space. He questioned the offset of 

the building from the street and asked where is the offset from the park.  

 

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

(LMC), stated that the Barker Mill is a very important historic resource and one that over the 

years the LMC has benefited from and lobbied to preserve. She stated that the LMC has led 

student groups through hikes to highlight the history of milling in the valley and we have 

included the mill on our watch list 11 times. She said it gives us no satisfaction to recommend 

denial of the Conditional Use application. She stated that while we supported the application in 

the past we cannot do so with the increased height. She said we understand that the height of the 

building has not actually changed but our perception of the height has changed and it will impact 

the open space in the area. She said we do not believe that the relief is essential to the 

preservation of the resource and that without the relief it would not be possible to maintain the 

resource. She said the mill has suffered extensive damage due to neglect and the present 

condition of the building is so poor that it requires the removal of some portions of the building 

or an entire mill building. She stated that the present plan presents a greater risk to the mill than 

would exploring other options including finding an alternative use that might not be residential. 

She stated that the LMC respectfully requests that the Planning Commission deny the conditional 

use.  

 

Sara Schuh, stated that she is present with questions on behalf of the EAC and also as a resident. 

She asked how stormwater runoff will be managed off of the park. She also stated that the 

building is out of character in terms of the scale. She echoed the comments made by the 

Gladwyne Civic Association. She said we must weigh the impact of the development on the 

greater good of the park used by the public.  
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Planning Commissioner France agreed with Planning Commissioner Mathews’ interpretation of 

the Zoning Code. He said the Commissioners need to decide if it is worth the cost to allow the 

relief. He said ruins would have greater value than an apartment building. He supported denial of 

the conditional use application. 

 

Planning Commissioner Mathews agreed. He said putting aside the fact that this is not permitted 

by the plain language of the Zoning Code, the applicant has not told us anything that enables us 

to recommend approval of the conditional use application. He said the applicant is banking on 

the economic argument which we have not heard. He said the impact of the proposal is so great 

that he cannot recommend approval. He stated where an applicant has let a property fall into 

disrepair like this at some point you have to pick and choose what you want more, the open 

space or the historic building.  

 

Planning Commissioner Whalen agreed with all of the comments and said he will recommend 

that the application not be approved. He said he has not heard any basis to reduce the required 

setbacks as is being proposed under this application. He said the fact that only card carrying 

members of the Bridlewild Trails Association will be able to access the trails is not sufficient. He 

referenced Zoning Code Section 155-152 which states the project must preserve the character of 

the neighborhood. He reviewed some of the other conditional use standards in the Zoning Code 

that he believed the application does not meet. He feels that the input of the LMC is important 

particularly when their mission is the opposite.  

 

Mr. Spergel interjected that the Historical Commission recommended approval of the 

application. 

  

Planning Commissioner Cook referenced Zoning Code Section 155-153.B.1.j which states 

“Changes which may have taken place in the course of time are evidence of the history and 

development of the building, structure or site and its environment. These changes may have 

acquired significance in their own right, and this significance shall be recognized and 

respected.” 

Planning Commissioner Cook stated that since this development was originally approved and 

extensions were given, things have changed in the Township. He referenced the comment by the 

Township Engineer that things are reviewed more conservatively today than they were in the 

past.  

Planning Commissioner Ross agreed with all of the previous comments. He said he appreciates 

old mill buildings that have been adapted over time. He said what he finds disturbing about this 

proposal is how disrespectful the changes are to the mill buildings, including the proposed 

balconies. He said they violate the stripped down nature of the building. He also objected to the 

closing of existing openings in the buildings. He said the new building might be acceptable if it 

were pristine in its design. He agreed with Planning Commissioner Mathews in his statement that 

he would rather see the mill as a ruin than what is proposed.  

Planning Commissioner Stern agreed with all of the comments. He read from the staff memo 

where they recommended denial, “Staff does not recommend approval of the conditional use 

because the proposed construction negatively impacts both the historic resources and Township 

open space due to the size of the proposed building which requires encroachments into Rolling 
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Hill Park resulting in destruction of sensitive natural features.” He pointed out that the 

application also has a negative impact upon the natural features of the site and the adjacent 

Township park. He expressed opposition to granting the conditional use.  

 

Planning Commissioner Whalen made a motion to recommend denial of the conditional use 

application, including both the incentive use and the dimensional requirements, as presented.  

Planning Commissioner Mathews seconded the motion.  

All members were in favor and the motion carried.  

 

TENTATIVE SKETCH PLAN 

 

1800 W. Montgomery Avenue & 1835 County Line Road, Lower Merion School District 

Athletic Fields, Villanova, LD# 3833, Ward 6  
 

The Planning Commission considered a Tentative Sketch Plan. The plan prepared by Chester 

Valley Engineers, Inc. dated April 15, 2019, last revised August 23, 2019 shows the construction 

of 52 surface parking spaces, the creation of six, multi-purpose athletic fields and the installation 

of three stormwater management systems. 

 

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

 

Planning Commissioner Cook asked why this application cannot be tabled until the applicant 

submits all of the required information.  

Ms. Campisi stated that the application expires and the applicant would have to grant an 

extension of time.  

Planning Commissioner Ruffin stated that she would like to hear what the Historical 

Commission has to say about this application.  

Fred Fromhold, Esquire, was present on behalf of the applicant. He said the safest and simplest 

manner of access to the site for a handful of buses in the times needed from the new middle 

school is via the entrance on Stone Ridge Lane with an exit on County Line Road. He said there 

is no proposal to use Stone Ridge Lane for passenger vehicle access to the site.  

Jim Lill, Director of Operations for the Lower Merion School District, said on weekends every 

School District property is available for community use and under School Board policy, on the 

weekends there will be use of these facilities by the community. He said the Lower Merion 

Soccer and Little League Clubs do not bus participants to fields. He stated that the site will be 

gated and controlled from Stone Ridge Lane.  

Mr. Fromhold addressed the procedural issue with the Historical Commission review and the 

required impact study. He said the applicant initially asked for a waiver to not provide a historic 

resource impact study since the historic resource is being preserved. He said our client was able 

to get access to the site and we supplemented our application with the required impact study. He 

summarized the Historical Commission comments and said he believes the application is 

complete.  
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Mr. Fromhold reviewed his recommended changes to the conditions of approval.  

Discussion ensued. 

Planning Commissioner Cook once again asked about the urgency of the application given the 

letter from the Lower Merion School District that was released recently indicating that the fields 

will not be constructed until 2023.  

Mr. Lill said we need some certainty that we can build the fields to accompany the school.  

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

feels if properly designed that fields are an appropriate use for this site and could be an amenity 

for the community. She said the plan however obliterates historic and natural resources and is not 

in conformance with the recommendations of the Township’s Comprehensive Plan. She provided 

an evaluation of the historic resources on the site. The garden complex is not listed on the 

inventory but is contained on a very private parcel not visible to the public and was overlooked 

from being included on the Historic Resource Inventory. Ms. Abplanalp stated that the 

Conservancy feels that a plan that preserves those resources is entirely achievable and we have 

been studying the site and have encouraged the School District to do the same. She encouraged 

the Planning Commission to deny the plan and welcomed the opportunity to work with all 

involved to make this a better project.  

Oliver Bass, President of Natural Lands, stated that his organization owns Stoneleigh which 

shares about 1,600 feet of common boundary with this property. He said our friends at the 

Conservancy have spoken eloquently about the need to preserve the other historic resources on 

the property and we support that. He said his organization has other concerns about the impacts 

of the fields on Stoneleigh, some of which are included in staff’s recommended conditions while 

others are not. With regard to lights on the fields, Natural Lands’ feels that lights would be a 

detriment to Stoneleigh. He said Natural Lands would be happy to collaborate with the School 

District to save trees and transplant trees and would also like to take their sustainable design onto 

the School District’s property for educational purposes. He added that he is concerned with the 

wetlands being impacted from the runoff from the fields.  

Mr. Bass noted an issue that is not addressed in the conditions of approval is noise. He said one 

of the great things about Stoneleigh is the peace and quiet. He added that the boundary that 

Stoneleigh shares with the School District’s property is at the quietest part of Stoneleigh. He was 

concerned with how noise will impact the property. He asked for a noise study and mitigation 

measures. Mr. Bass stated that public address systems and lighted scoreboards also a concern. He 

was also concerned with foul balls and errant soccer balls coming onto Stoneleigh and asked for 

netting to be added. He believes there are opportunities here and there is a design that can 

minimize impacts on Stoneleigh and that can preserve historic resources. He said Natural Lands 

would like to be involved in finding that solution. He said he would appreciate the Planning 

Commission’s help giving us the time to do that. He said there is urgency in getting this right.  

Planning Commissioner Cook asked if Mr. Bass has spoken to the School District about 

alternative plans.  
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Mr. Bass stated that he has not spoken to them directly and cannot speak to what others have 

discussed with them.  

Planning Commissioner Mathews asked about the netting Mr. Bass would like to see.  

Mr. Lill said there are portable public address systems at the high school fields.  

Sara Schuh, a member of the EAC and Township resident, shared the concerns expressed by the 

Lower Merion Conservancy and Natural Lands. She questioned the carrying capacity of this site 

and noted that perhaps the site cannot handle all of the needs for the new school. She said the 

EAC would like to see an environmental impact report. She asked what is the impact of 

removing all of the trees related to the carbon they sequester and what is the impact on the 

wetlands. She said the EAC would like to review this again now that the trees to be removed are 

being shown. She suggested that perhaps the School District has a proposal to plant elsewhere if 

all of the trees cannot be accommodated on this site.  

Debora Robbins, 1850 Stone Ridge Lane, Villanova, advocated for the preservation of the trees. 

She said as neighbors we are being asked to absorb the impact of the school from a traffic 

standpoint. She said it is unnecessary to gate Stone Ridge Lane into the site when access to the 

site should only be through County Line Road and Montgomery Avenue. She was concerned 

with comments made that access will be only a few buses and asked about weekends.  

Alex Wiener, 313 Clairemont Road, Villanova, said his property abuts the fields and one of his 

biggest concerns is enforcement of the access off of Stone Ridge Lane. He was concerned that 

parents will drop off and pick up at the gate. He stated that the bus pull off area within the site is 

right next to his property and he expressed concern with noise and fumes in his rear yard. He 

also expressed concerns with stormwater runoff since the property slopes down toward his 

property. He stated that he is in support of the application and intends to send his kids to this 

school but more impact studies related to noise, traffic, stormwater, etc. are needed. With regard 

to stormwater management, he said it needs to be in place during the construction phase of the 

project. He was in support of there being no lights or scoreboards on the site. He said there is 

already runoff onto his property and it goes onto a neighbor’s property through natural swales.  

Mr. Bowers explained the Tentative Sketch Plan requirements for stormwater management. He 

said during construction stormwater management is also required but the specifics of how 

stormwater is dealt is handled during the Preliminary Plan phase.  

Mr. Weiner asked for landscaping and stormwater management along adjoining property 

boundaries.  

Beatrice Lazaroff, 401 Clairemont Road, Villanova, said playing fields sound like a great idea 

but most of the neighbors are concerned about access through Stone Ridge Lane. She said if this 

plan moves forward, she would like there to be no parking or dropping off signs placed on N. 

Stone Ridge Lane. She was concerned with the integrity of the neighborhood and asked the 

Planning Commission to please look at this very carefully and handle it in an appropriate way.  

Planning Commissioner Whalen addressed the applicant and stated that the Planning 

Commission is not arguing that no fields can be built here. He said what you are hearing is that 

this plan, while a good Tentative Sketch Plan, is not going to get approved moving forward. He 
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said old growth mature trees can be incorporated into the site plan and will add to the experience 

of the fields. He asked the applicant to please look at providing a loading/unloading area. He 

added that the circulation on the site needs to be improved. He also stated that not installing 

sidewalks would be short sighted. He said the two sites must be connected and a walking path 

would be a nice addition to the plan. 

Planning Commissioner France agreed. He would like to see more integration with Stoneleigh 

through the connection of walking paths. He would also like to see what alternative site designs 

are feasible. He encouraged both sides to work together to come up with a solution to protect the 

historic resources that are not on the Inventory.  

Planning Commissioner Ruffin asked about the possibility of an alternative plan. 

Mr. Leswing said he, along with the Ward Commissioner and the president of the Board of 

Commissioners, met with School District representatives to present an alternative plan and they 

said they would take it into consideration. He said the plan involves land that the School District 

does not currently own.  

Planning Commissioner Mathews asked if there is something the Planning Commission can do 

tonight to advance the process but not lock in this design. He asked if they could approve this 

subject to conditions to be evaluated at the next stage. He recommended a condition requiring a 

gate at Stone Ridge Lane.  

Planning Commissioner Ross said the issues with the plan are that it does not respect the site, 

including the historic resources. He said there is probably a way to preserve mature trees.  

Planning Commissioner Whalen asked staff if there is a way to move this forward with strong 

words that this would not be approved at Preliminary Plan if changes are not made. 

The Planning Commission reviewed the changes to the conditions of approval requested by the 

applicant and accepted some and dismissed others. The Planning Commission recommended the 

following new condition of approval be included: Any access from Stone Ridge Lane shall be 

gated and signage shall be provided indicating bus traffic only and pedestrian and bicycle access 

shall be provided through the gate.  

Planning Commissioner Whalen made a motion to recommend approval of the Tentative Sketch 

Plan subject to the changes to the conditions noted above.  

Planning Commissioner Ruffin second the motion. 

All members were in favor and the motion carried. 

Planning Commissioner Mathews made a motion to recommend denial of the following relief: 

• Subdivision & Land Development Code Section 135-28.A, to not provide a sidewalk 

along County Line Road. 

 

Planning Commissioner Cook seconded the motion.  

 

All members were in favor and the motion carried. 
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Planning Commissioner Mathews recommended approval of the following relief:  

• Subdivision and Land Development Code Section 135-7.C.1, to not obtain Historical 

Commission review comments as part of the Tentative Sketch Plan review. 

• If and to the extent required, partial relief from Natural Features Conservation Code 

Section 101-5C.2.a, to disturb slopes exceeding 15%. 

• If and to the extent required, partial relief from Natural Features Conservation Code 

Section 101-5C.2.b, to disturb slopes exceeding 25%. 

 

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 which 

shall be complied with on the Preliminary Plan:  

 

Township Engineer’s Review: 

 

1.     The Township Engineer’s review letter dated September 3, 2019 shall be incorporated by 

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

conditions shall prevail. 

 

Zoning: 

 

2.     Applicant's use of the property shall comply with the applicable parking requirements of the 

Code. 

 

Site Design: 

 

3.  Any access from Stone Ridge Lane shall be gated and signage shall be provided indicating bus 

traffic only while allowing for pedestrian and bicycle access through the gate. 

 

4.  The applicant shall  provide a turnaround area on the site for passenger vehicles. 

 

5.     The applicant shall work with Township staff, the Lower Merion Conservancy and the 

Historical Commission to redesign the fields, parking areas and access to the site to preserve 

historic elements and structures on 1800 W. Montgomery Avenue and the tea house on 1835 

County Line Road. 

 

6.  The applicant shall investigate eliminating the dead end parking aisles in the two surface 

parking areas. 

 

Pedestrian Access/Circulation: 

 

7.     The applicant shall install a five foot wide sidewalk along the full frontage of the property 

along County Line Road. 

 

8.     The applicant shall work with staff to provide pedestrian access into the site from Stone Ridge 

Lane. 
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9.     The applicant shall coordinate with Township staff to identify logical pedestrian connections 

between the fields and the middle school campus . 

 

10.     A sidewalk shall be installed along the full length of the driveway to County Line Road to 

facilitate pedestrian access into the site. 

 

11.  The applicant shall investigate installing a sidewalk or path along Stone Ridge Lane on the 

frontage of the property. 

 

Historic Resources: 

 

12.  The applicant shall return to the Historical Commission prior to the submission of the 

Preliminary Plan. 

 

Landscape Plan: 

 

13.  The applicant shall work with staff to preserve and minimize impacts to the 48 inch and 50 

inch Quercus alba trees located to the southeast of the main house on 1835 County Line Road by 

shifting the parking spaces out of the driplines of the trees to the extent feasible. 

 

14.   The applicant shall investigate transplanting and (a) incorporating the following trees (and 

shrubs and other herbaceous materials) into the final landscape design of the site including, and/or 

(b) allowing the same to be moved off-site: 

·       Five existing Fagus sylvatica ‘Pendula’ trees 

·       Three existing Japanese Maple trees 

·       One existing Tsuga canadensis 'Pendula' tree 

·       One existing Cedrus atlantica 'Glauca Pendula' tree 

·       One existing Picea abies 'Pendula' tree 

 

15.   The applicant should coordinate with Natural Lands and other local nonprofits to allow the 

organizations to transplant trees, shrubs and other herbaceous material from the site before 

construction commences. 

 

16.  The applicant shall work with staff to minimize impacts to trees to remain. 

 

17.  The applicant shall work with the EAC to restore the existing wetlands to the degree necessary. 

 

18.   The applicant shall demonstrate on the Preliminary Plan how the existing wetlands will be 

protected during construction including ensuring that the proposal does not negatively impact the 

amount of surface runoff entering the wetlands. 

 

19.  The required buffer per Zoning Code Section 155-11.E.8 shall be shown on the Preliminary 

Plan. The buffer shall be designed as a naturalized ecosystem along the edges of the property. 

 

20.  Planted islands shall be provided in the surface parking lots as required by Natural Features 

Code Section 101-9.B.2. The planted islands shall be shown on the Preliminary Plan, including 

their square footage. 
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21.  The applicant shall provide a devining program for all existing trees to remain with the 

Preliminary Plan submission. 

 

22.  The applicant shall consult with the Shade Tree Commission on the treatment of Ash trees on 

the property. 

 

23.  The applicant shall indicate on the Preliminary Plan whether the existing fencing along the 

property boundary will remain or be replaced. 

 

24.  A landscape plan complying with Natural Features Code Sections 101.9.A, 101-9.B.1, 

Subdivision & Land Development Code Section 135-30 and Zoning Code Section 155-167.7 and 

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

with the Preliminary Plan. 

 

Traffic & Circulation: 

 

25.  Centerline pavement markings shall be provided where the width of the driveway transitions 

from 24 feet wide to 36 feet wide. 

 

26.  The Traffic Study shall  address the following and  be submitted with the Preliminary Plan: 

·       Traffic associated with the fields after normal school hours. 

·       Trip generation for the PM peak traffic hours shall be investigated. 

·       The traffic impact from the proposal at the intersection of County Line Road/Spring Mill 

Road and the site driveways shall be performed for the peak PM traffic hours. 

·       Use of the fields by third parties or special events shall be investigated.  

 

27.  The actual sight distance triangles shall be shown for the driveway to County Line Road. The 

sight distance shall meet the minimum safe stopping distance required by PennDOT Publication 

Title 67, Chapter 441. Calculations shall be provided as necessary. It shall be noted what 

improvements if any are necessary to be performed to achieve the required sight distance. The 

final configuration of the drive shall be subject to the approval of the Traffic Safety Unit of the 

Lower Merion Police Department. 

 

28.  Additional signage and pavement markings shall be added/shown to better control and clarify 

vehicular movement. Stop bars/signs and double-yellow centerline pavement markings shall be 

provided as required to provide safe and efficient movement of traffic. All traffic control signage 

shall be provided on a “Signage and Pavement Marking” plan. 

 

29.  Maneuverability diagrams shall be submitted with the Preliminary Plan. Adequate turning 

radii for all vehicle movements shall be documented. Fire truck access and maneuverability shall 

be subject to the approval of the Fire Marshal.  

30.  A post development traffic study of the analyzed intersections, site drive and streets shall be 

performed to determine accuracy of the trip projections and distributions and to determine if added 

mitigation measures are needed. 
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Stormwater Management: 

 

31.  The existing stormwater management system on 1835 County Line Road shall be shown on 

the plan. The current outflow from the basin shall be considered when determining the 

predevelopment peak rates of runoff and the code allowable limits.   

 

32.  A note shall be added to the plan indicating that the Township Engineer shall be notified 48 

hours prior to the installation of any seepage bed and prior to the start of earthmoving activities. 

 

Architectural Elevations: 

 

33.  Renderings of all proposed ball stop systems shall be submitted with the Preliminary Plan, 

including the proposed materials. 

  

Programmatic Items: 

 

34.  The applicant shall meet with a working group consisting of Township staff and members of 

the neighboring community to develop and implement measures to address construction impacts, 

pedestrian access, parking, pick-up/drop-off of students, bus access to the site and traffic calming 

on nearby streets. The working group should be convened upon approval of this application. The 

applicant shall also communicate on a regular basis with this group to keep them up to date on the 

status of the demolition and construction project. 

 

35.  Details of proposed scoreboards, bleachers, safety netting and any other athletic amenities 

shall be submitted with the Preliminary Plan. 

 

36.  There shall be no lighting on any of the playing fields. If lighting of the scoreboards or any 

other athletic amenities is proposed, lighting details shall be provided with the Preliminary Plan. 

 

37.  No amplified speaker systems shall be used on the fields.  

 

Construction Details: 

 

38.  Erosion control measures and details that conform to Township standards shall be shown on 

the Preliminary Plan. 

 

39.  A soil stockpile location shall be shown on the Preliminary Plan. 

  

40.  Concrete apron shall be indicated at the driveway access location to County Line Road. The 

width of the apron at the cartway shall be dimensioned on the Plan. The radii at the aprons shall 

be dimensioned on the plan and be demonstrated to be adequate.  

 

41.  Details of the concrete apron and any requested sidewalk shall be provided and shall conform 

to Township standards.  

 

42.  All existing and proposed impervious surfaces shall be clearly tabulated/itemized on the 

Preliminary Plan. The proposed impervious surface shall be verified on the Preliminary Plan. 
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43.  A detail of any proposed retaining walls shall be provided on the Preliminary Plan. 

Calculations shall be provided for wall clear heights exceeding four (4’) feet or for walls with 

equivalent surcharge loading if/as applicable. 

 

44.  “No Parking by Order of the Fire Marshal” signs shall be added where required by the Chief 

Fire Officer. 

 

Plan Requirements: 

 

45.  The word “East” shall be removed from the address of 1835 County Line Road. 

 

Standard Conditions of Approval: 

 

46.  A lighting plan shall be submitted with the Preliminary Plan. The location, luminaire type, 

wattage, pole height and illumination patterns shall be indicated. The lighting shall be designed to 

reduce the off-site transmission of light, to shield the source of illumination and to prevent glare 

on adjacent properties. 

 

47.  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. 

 

48.  The Preliminary 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 Tentative 

Sketch Plan approval by the Board of Commissioners. 

 

49.  Approval of this Tentative Sketch Plan does not ensure that the developer or the owner can 

ultimately develop the property as shown on the plan. The proposed development’s compliance 

with various Township ordinances, including but not limited to the Natural Features Conservation 

Code shall not be determined until the applicant submits a Preliminary Plan for Township 

approval. 

 

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 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. 

 

52.  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. 
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The Planning Commission recommended approval of the following relief: 

 

A.  Subdivision and Land Development Code Section 135-7.C.1, to not obtain Historical 

Commission review comments as part of the Tentative Sketch Plan review. 

B.  If and to the extent required, partial relief from Natural Features Conservation Code Section 

101-5C.2.a, to disturb slopes exceeding 15%. 

C.  If and to the extent required, partial relief from Natural Features Conservation Code Section 

101-5C.2.b, to disturb slopes exceeding 25%. 

 

The Planning Commission recommended denial of the following relief: 

 

D.  Subdivision & Land Development Code Section 135-28.A, to not provide a sidewalk along 

County Line Road. 

 

 

The meeting adjourned at 9:59 p.m. 

 

Meeting minutes recorded by Andrea M. Campisi, Senior Planner 

 


