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Planning Commission Meeting Minutes 
July 2, 2018 

	 	 	 	 	 	 	 	 	 	 	 	 	 	 	 	

Members present:  
Harriet Ruffin, George Ross, Tim Mathews 

Staff present:  
Chris Leswing, Andrea Campisi, Jillian Dierks and Kevin Bowers  

Planning Commissioner Ruffin called the meeting to order at 7:05 p.m. 
 
June 4, 2018 Planning Commission Meeting Minutes 
 
Planning Commissioner Ruffin made a motion to defer action on the approval of the minutes until the July 23, 2018 meeting 
since a quorum of members is not present. 
 
WAIVER OF LAND DEVELOPMENT PLAN – 1601 Spring Mill Road, Philadelphia Country Club, Gladwyne, 
W-18-002, Ward 2 
 
The Planning Commission considered a Waiver of Land Development Plan showing the removal of the existing pool, walks 
and patio; and the replacement with a new pool, patio, walks, walls and associated improvements. 
 
Ms. Campisi presented the proposal and reviewed staff’s issues memo. She noted that the applicant has requested additional 
relief along with the modification of one of the existing requests for relief, as follows:  

h) A partial waiver of Stormwater Management & Erosion Control Code Section 121-4A.1 to not provide during 
construction stormwater controls for the 2, 5, 10, 25, 50 and 100-year storms. 

i) Relief from Stormwater Management & Erosion Control Code Section 121-4.A.23, to not provide a 50-foot buffer on 
either side of the top of bank of the stream that passes through the golf course if and to the extent required.  
 

Fed Fromhold, was present on behalf of the applicant. He noted that other improvements proposed for the golf course result 
in the removal of impervious surface so there is roughly no net change in impervious surface. He stated that the applicant 
accepts the conditions of approval subject to the deletion of condition no. 5. He introduced Ken Black, the President of the 
club.  

Ken Black, the President of Philadelphia Country Club, stated that the pool closes on Labor Day and opens on Memorial Day. 
He said the Club would like to begin construction on the pool in mid-September and hope to open the new pool by Memorial 
Day of next year (2019). 

Planning Commissioner Ruffin asked about stormwater management. 

Kevin Momenee, the applicant’s project engineer, stated that drains and piping associated with the pool deck are delivered to 
the golf course to drain the water. The water then flows over land to the stream and into a pond. The water is then irrigated 
out of the pond. He stated that it is difficult to quantify the amount, but it meets the intent of the Code.  

There was no public comment.  
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The Planning Commission was supportive of the requested relief, including the changes presented at the meeting and the 
deletion of condition no. 5. which stated:  

5. The applicant shall provide during construction stormwater management controls for the high-frequency, low-intensity 
storm events and shall clearly document that the worst cover condition has been considered in the calculations. 
Depending upon the results of the analysis, the applicant may be required to phase the construction. 

Planning Commissioner Ruffin made a motion to recommend approval of the application and the requested relief. 

Planning Commissioner Matthews seconded the motion. 

All members were in favor and the motion carried.  

The Planning Commission recommended approval subject to the following conditions: 

Zoning: 
  

1.     The applicant shall not exceed the limits previously approved by the Zoning Hearing Board for membership, 
staff, operations and third-party use without first obtaining approval.  
  
2.     The zoning chart on the plan shall be updated to reflect the new impervious surface total. 

  
Landscape Plan: 

  
3.     The applicant shall provide additional street trees if needed to fill in gaps along the frontage of the property 
adjacent to the pool as required by Subdivision and Land Development Code Section 135-30. 
  
4.     The applicant shall provide native or non-invasive adapted plant species on the Landscape Plan. 

  
Stormwater Management: 
  
5.     The applicant shall provide acceptable procedures for irrigation in the Maintenance and Operations Plan as 
directed by the Township Engineer.   
  
6.     Water quality structures shall be installed at the outflow of the runoff collected from the developed area as 
directed by the Township Engineer.  

  
Construction Details: 

  
7.     Calculations shall be submitted to qualify the erosion control measures provided on the plan.  
  
8.     A detail of the retaining walls shall be provided on the plan. 
  
9.  A fill material and topsoil stockpile location shall be provided on the plan. Notes shall be added regarding 
stabilization of the stockpiles. 
  
10.  The construction entrance shall be shown to scale on the plan where it will be installed if washing the 
construction vehicle tires proves ineffective. 
  
11.  A separate building permit shall be obtained for the pool. The pool, equipment and enclosure shall comply with 
the 2009 IBC, Section 3109. The pool equipment, enclosure and self-closing gate shall be clearly shown and be labeled 
on the plan.  
  
Standard Conditions of Approval: 
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12.  If any new lighting is proposed, a lighting plan shall be submitted with the grading permit application. 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. 
  
13.  The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1. 
  
14.  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. 
  
15.  The Township Engineer’s review letter dated June 25, 2018 shall be incorporated by reference into these 
conditions of approval except where inconsistencies exist in which case these conditions shall prevail. 
  
16.  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). 
  
17.  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. 
  
18.  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. 
  
19.  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. 
  
20.  The property owner(s) shall comply with all federal, state and applicable Lower Merion Township ordinances and 
laws regardless of specific mention herein. 
 

TENTATIVE SKETCH PLAN, 211 Belmont Avenue, Bala Cynwyd, LD# 3791, Ward 3 
 
The Planning Commission considered a Tentative Sketch Plan showing the demolition of all existing buildings; construction 
of a six-story building containing modern senior living apartments, assisted living and memory care services with 84 units, 96 
beds and 68 parking spaces; reconfiguration of the existing curb cut off Rock Hill Road and elimination of the curb cut off 
Belmont Avenue; and construction of a ten-foot sidewalk and ten-foot landscape verge along Rock Hill Road and Belmont 
Avenue.  

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

Planning Commissioner Ross asked why the comments previously made by the Planning Commission regarding the design of 
the building were not incorporated into the project. 

Ms. Campisi indicated that the elevations of the building are not required at this stage.  

Planning Commissioner Ross stated that the overall project cannot be reviewed on a two-dimensional basis.  

Mr. Leswing indicated that architectural elevations are not required during the Tentative Sketch phase.  
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Planning Commissioner Ross asked how the parking layout was determined on the site and if staff looked at reconfiguring it.  

Ms. Campisi deferred to the applicant on the proposed layout and said staff did not make any recommendations to reconfigure 
the parking but said the Planning Commission could make suggestions to the applicant. She noted that the site is constrained 
along the roadway as well as with regard to the slopes behind the building.  

Jonathan Spergel, was present on the applicant’s behalf. He indicated that the rendering was not provided by the applicant but 
was merely provided in the staff presentation. Mr. Spergel asked Mr. Dinoulis, the project civil engineer, to review the site 
design and explain how the parking was laid out. With regard to the questions related to the floodplain, Mr. Spergel said the 
applicant seeks to redeliniate the floodplain to be entirely within the flume of Gulley Run.  

Mr. Spergel reviewed his requested changes to the conditions of approval.   

Planning Commissioner Ruffin asked how many employees there will be on the site.  

John Lombardo, present on behalf of LCB Senior Living, stated that there will be 60 employees, with 25 being the largest on 
any shift.  

Mr. Spergel introduced Nicole Kline from McMahon Associates, the applicant’s traffic consultant, to address the left turn lane 
requested by the Township Engineer. Ms. Kline, said there are pros and cons to providing the left turn lane. She said if the 
lane is added then the road gets wider which results in higher speeds. She said sight distance is not an issue here. She added 
that if no turn lane is provided, then a pedestrian refuge island could be provided, since the sidewalk on this side of the road 
will end and people may cross the road to use the sidewalk on the other side.  

Mr. Bowers stated that he would not ask for the refuge area but is willing to consider that at the Preliminary Plan review phase 
so it can be looked at holistically with the traffic study. He stated that he feels the left turn lane is needed.  

Planning Commissioner Mathews recommended the following change to condition no. 3, The applicant shall continue to work 
with Township staff to investigate whether a left turn lane is desirable.  

Planning Commissioner Ross said the issue with the project is how the roadway and the parking areas are laid out and it could 
be done more efficiently. He questioned whether the walkway is needed along the entire driveway along the creek or if it could 
become a landscape zone.  

Planning Commissioner Ruffin agreed with Planning Commissioner Ross’ comments and supports holding some of the 
parking in reserve.  

Planning Commissioner Mathews also supports holding some of the parking in reserve and stated that it seems there is a 
better way to layout the parking on the west side to redesign the loop.  

The Planning Commission discussed condition no. 12 and Planning Commissioner Mathews said it is acceptable if staff 
confirms the procedure with the Township Solicitor.  

Mr. Spergel recommended adding the phrase ‘subject to the confirmation by the Township Solicitor’ to the end of condition 
no. 12.  

The Planning Commission recommended the changes to conditions no. 3 and 12 as discussed along with the applicant’s other 
recommended changes.  

Planning Commissioner Ruffin made a motion to recommend approval of the application subject to the changes noted above. 

Planning Commissioner Matthews seconded the motion. 
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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 June 25, 2018 shall be incorporated by reference into these 
conditions of approval when not in conflict with the conditions below. 

  
Traffic & Circulation: 

  
2.     The Preliminary Plan shall show the  current draft iteration of the Township’s planned roadway 
improvements at segments of Rock Hill Road and Belmont Avenue adjacent to the proposed 
development. In the event the Township elects to pursue the planned roadway improvements at segments of 
Rock Hill Road and Belmont Avenue adjacent to the proposed development, the Applicant shall cooperate 
with the Township in connection with the final design and implementation of the Township’s project.  
  
 3.     A left turn lane shall be provided for traffic entering the site from Rock Hill Road, if permitted  by 
PennDOT.  
  
4.     Feasibility for the addition of an emergency vehicle drive to Belmont Avenue shall be provided, if requested by 
the Fire Marshal.  
 
5.     A revised traffic impact study shall be submitted with the Preliminary Plan that fully evaluates the proposed 
driveways and selected intersections to include at a minimum Rock Hill Road and Conshohocken State Road, Rock 
Hill Road and Belmont Avenue, Belmont Avenue and Levering Mill Road, Belmont Avenue and Old Belmont 
Avenue and Belmont Avenue and the ramps to I-76. The levels of service shall be evaluated. The applicant shall 
contact the Township Engineer’s office to discuss and develop the assumptions that will be used in the analysis. The 
increase in PM peak trip generation shall be verified.  
  
6.     The actual sight distance triangles shall be shown for the driveway. The sight distance shall meet the minimum 
safe stopping distance required by Penn DOT Publication Title 67, Chapter 441. Calculations shall be provided as 
necessary. It shall be noted what improvements are necessary to be performed to achieve the required sight distance. 
The final configuration of the driveway shall be subject to the approval of the Traffic Safety Unit of the Lower 
Merion Police Department. 
  
7.     Stop bars and centerline pavement markings shall be provided as required to provide safe and efficient 
movement of traffic. “Do Not Enter” and “One-Way” signage shall be provided. Pavement marking arrows shall be 
added to clarify vehicular traffic flow direction. All traffic control signage and pavement markings shall be provided 
on a “Signage and Pavement Marking” Plan to be submitted with the Preliminary Plan. 
  
8.     Maneuverability diagrams shall be submitted with the Preliminary Plan. Adequate turning radii for all service and 
passenger vehicle movements shall be documented. Fire truck access and maneuverability shall be fully documented if 
and as required by the Fire Marshal.  
  
9.     A Highway Occupancy Permit (HOP) shall be obtained from Penn DOT for the new driveway. The Township 
shall be copied on all correspondence and shall be include in all meetings with Penn DOT for this development. 
  
FEMA Floodplain: 

  
10.  The applicant shall not  receive  Preliminary Plan  approval until FEMA has made a determination on the 
floodplain. 

  
Conditional Use Conditions: 
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11.  The applicant shall provide a response to the conditional use conditions with the Preliminary Plan submission. 
  

Steep Slopes: 
  

12.  Documentation of manmade steep slopes shall be submitted with the Preliminary Plan and shall be subject to the 
approval of the Township Engineer. If the applicant cannot document to the satisfaction of the Township Engineer 
that either the slopes are manmade, or that no alternative location for the driveway is feasible, then an 
alternative driveway location shall be identified or a variance shall be obtained from the Zoning Hearing Board. 

  
Architectural Elevations: 

  
13.  Elevations of all sides of the proposed building, including a list of materials, shall be submitted with the 
Preliminary Plan. A chart demonstrating compliance with the Development Design Standards in Zoning Code Section 
155-205 of the ROHO District shall also be submitted. 
  
14.  The mean grade of the structure shall be calculated and shown on the Preliminary Plan. The architectural plans 
shall be coordinated with and shall comply with the grading proposed with this application. 

  
Historic Resources: 

  
15.  The applicant shall return to the Historical Commission for a recommendation on the demolition permit 
during the Preliminary Plan review and shall provide plans and architectural elevations of the new construction 
per Building Construction Code Section 62-2.D.2.b.viii. 
  
16.  The following mitigation measures shall be implemented: 

        a. A delay in demolition until all applications are received; 
        b. Retention of historic landscape features where feasible; 
        c. Further documentation of the historic structures; 
        d. Salvage of materials where feasible; and 
      e. Furtherance of design cues in relation to the historic architecture where feasible, possible use of a historic 

name and site interpretation in a historic context. 
  

Landscape Plan: 
  

17.  A landscape plan complying with the Natural Features Code, 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 Preliminary Plan. 
  
18.  The applicant shall provide details regarding any required fencing for the flume, including the location and style. 

  
Pedestrian Circulation: 
 
19.  The applicant shall investigate the feasibility of  providing a sidewalk entrance into the site from Belmont 
Avenue. 
  
20.  The applicant shall show how the sidewalk will connect with the adjacent sidewalks and provide a method for 
future improvement to the tapered sections of pedstrianways, if and when the adjacent properties are improved to the 
ROHO standard.   
  
21.  Sidewalk and curb shall be noted on the plan to be repaired/replaced at the direction of the Township. 

  
Stormwater Management: 

  
22.  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. 
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Construction Details: 

  
23.  Details for the bridge over the flume shall be provided with the Preliminary Plan. Calculations shall be provided 
that document the capacity for emergency vehicles.   
  
24.  A detail of any proposed retaining walls shall be provided with the Preliminary Plan submission. Calculations shall 
be provided for wall clear heights exceeding four (4’) feet or for walls with equivalent surcharge loading if/as 
applicable.  A certification by a civil engineer of the condition of the existing retaining walls to remain shall be 
provided.  Any recommended improvements/repairs shall be made a condition of the permit issue.  
  
25.  Erosion control measures that conform to Township standards shall be provided on the Preliminary Plan. 
  
26.  A soil stockpile location shall be provided on the Preliminary Plan. 
  
27.  Full reveal and depressed curb details shall be provided on the Preliminary Plan. 
  
28.  Depressed curb and concrete apron shall be indicated at the driveway access location. The length of depressed 
curb and the radii at the aprons shall be dimensioned on the Preliminary Plan and demonstrated to be adequate.  
  
29.  Curb shall be noted on the plan to be repaired/replaced at the direction of the Township. 
  
30.  Details of the concrete apron and sidewalk shall be provided and shall conform to Township standards.  
  
Utilities: 

  
31.  The location of existing sanitary sewers and storm sewers shall be provided. The size, slope, and material of all 
sewers within two hundred (200’) feet shall be indicated. 
  
32.  The location of the existing sanitary laterals shall be clearly shown.     
  
33.  All existing utility service locations shall be clearly shown. 
  
34.  The location of the proposed utility services shall be provided on the Preliminary Plan. 

  
Plan Requirements: 

  
35.  The location of all transformers and utility boxes shall be shown on the Preliminary Plan. 
  
36.  All existing and proposed impervious surfaces shall be clearly tabulated/itemized on the Preliminary Plan. 
  
Standard Conditions of Approval: 

  
37.  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. 
  
38.  Revisions to the plan shall address the Township Engineer’s June 25, 2018 review letter when not in conflict 
with the other conditions contained herein. 
  
39.  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. 
  
40.  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, 
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including but not limited to the Natural Features Conservation Code shall not be determined until the applicant 
submits a Preliminary Plan for Township approval. 
  
41.  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 approval by the Board of Commissioners. 
  
42.  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. 
  
43.  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. 
  
44.  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 SUBDIVISION & CONDITIONAL USE PLAN – 501 & 507 Old Lancaster Road, Haverford, 
SD# 3806 & 3806C, Ward 4. 

The Planning Commission considered a Preliminary Subdivision Plan showing the demolition of the existing row of 11 
garages and existing two-story utility building; subdivision of the two existing lots into four new lots; preservation of the 
existing homes on 507 Old Lancaster Road with the white clapboard home to remain on Lot 1 with the construction of a 
detached garage and the brown shingled home to be relocated onto Lot 4 with the construction of an addition to the house, a 
two-car detached garage and new driveway; construction of two new single family semi-detached dwellings on Lots 2 & 3 with 
detached two-car garages; and the construction of four stormwater management systems.  

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

John Ryan, was present on behalf of the applicant, and accepted the conditions of approval.  

David Fiorello, the applicant’s civil engineer, asked for the sidewalks to be only four feet wide rather than five feet to match 
the existing sidewalks in the neighborhood.  

Planning Commissioner Ruffin stated that on her site visit there were no residents out walking and she feels a four-foot-wide 
sidewalk is sufficient in this neighborhood.  

Public Comment  

Michael Imms, who indicated that he represents the seller to the buyer, stated that the sidewalks are narrow but the new 
sidewalks will improve the condition, as the existing sidewalks are a hazard. He said this is an old historic neighborhood and 
he feels the Planning Commission should allow the project to proceed. He said it will be a great change to the neighborhood.  

The Planning Commission stated that they were in favor of the applicant’s request to only provide a four-foot-wide sidewalk.  

Ms. Dierks pointed out the need to delete condition no. 17 and modify the relief to enable that.  

Planning Commissioner Ruffin made a motion to recommend approval of the Preliminary Subdivision Plan, Conditional Use 
plan, and the requested relief. 
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Planning Commissioner Matthews 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 Letter: 

1. The Township Engineer’s review letter dated June 25, 2018 shall be incorporated by reference into these conditions of 
approval except where inconsistencies exist in which case these conditions shall prevail. 
 

Conditional Use/Historic Buildings: 

2. The applicant shall obtain conditional use approval and shall comply with any conditions imposed. The conditional 
use conditions shall be listed on the Final Plan.  
 

3. The applicant shall obtain approval to add the existing residential structures to the History Resource Inventory prior 
to approval of the Preliminary Plan and Conditional Use applications.  
 

Zoning: 

4. The impervious surface for the common driveway on Lots 1 and 2 shall either be evenly allocated amongst the lots 
served or shall be otherwise allocated in a recorded covenant that is subject to the approval of the Township Solicitor.  
 

5. The detached garages shall not exceed 15 feet in height.  
 

6. An As-Built Plan shall be submitted following completion of the construction demonstrating compliance with 
impervious surface limits. 
 

7. The chimney projection on Lot 4 shall not exceed more than 18 inches into the side yard setback.  
 

Architectural Elevations: 

8. The proposed dwellings and accessory structures shall be constructed substantially as shown on the architectural 
elevations acted upon by HARB. All future elevations and renderings submitted to the Township for review shall be 
attributed and dated.  
 

9. Final elevations and renderings of all sides of each proposed dwelling and all accessory structures, with all materials 
listed and keyed to the elevations, shall be submitted with the Final Plan.  
 

10. The architectural plans shall be coordinated with and shall comply with the grading proposed with this application. 
 

Landscape Plan: 

11. The applicant shall obtain approval from the Shade Tree Commission for the location and species of all proposed 
street trees. 
 

12. All existing trees to remain shall be devined.  
 

13. A revised landscape plan complying with Natural Features Code Sections 101-9 and 101-5B, 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.  
 

14. The wooded lot calculations 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.  
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15. The landscape plan shall indicate whether the plant material provided is a deciduous tree or shrub. All plant material 

shall meet the minimum size requirements contained in Natural Features Code Section 101-9B.2.b. 
 

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

Stormwater Management: 

17. The bottom elevation for SWMS 1.2, riser elevation for Temporary Basin No. 1 and spillway width for Temporary 
Basin No. 2 indicated in the details shall be revised to match the plans and calculations.  
 

18. The observation ports shown in the detail section for seepage bed SWMS 1.1 shall also be shown in the detail plan 
view. 
 

19. All inlets in non-paved areas shall be graded in a twelve (12”) inch sump condition to increase the efficiency of runoff 
collection. This shall include the temporary grading condition. Spot elevations shall be added to the plan to clarify 
grading. 
 

20. The Township inlets receiving the outflow pipe connections shall be noted on the Grading and Utility Plan to be 
repaired/replaced as required or as directed by the Township Engineer. 
 

Plan Requirement: 

21. The existing impervious summary table shall be further clarified. A detailed itemized breakdown of all impervious to 
be removed shall be tabulated.    
 

22. The impervious surface and building area percentages listed in the zoning table on the Record Plan shall be revised to 
be consistent with the percentages shown on the plans and listed for the lots. 
 

23. Additional dimensions of all proposed impervious areas (dwelling, garage, driveway, patio, etc.) shall be provided to 
clearly define the limits. 
 

24. The paving section for the common drive shall be shown on the plan and it shall comply with Township street 
standards. 
 

Utilities: 

25. The location of all existing utilities shall be shown on the plan from the structure to the mains. It shall be clearly noted 
on the plan where existing utilities are to be disconnected and removed.   
 

26. The pipe calculations shall be revised to show that the garage on Lot 4 is not routed to Inlet No. 4.1. The pipe slope 
shall be corrected in the calculations. 
 

27. 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. 
 

28. 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. 
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29. During demolition of the existing structure 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. 
 

Construction Details: 

30. A detail of the proposed retaining walls shall be provided. Calculations shall be provided for wall heights exceeding 
four (4’) feet. Additional top and bottom of wall elevations shall be provided to clarify the design.  
 

31. The radii at the driveway curb returns shall be dimensioned on the plan. 
 

32. Full reveal and depressed granite curb shall be shown on the plan and installed on the property frontage. 
 

33. A depressed granite curb detail shall be provided.  Notes shall be added to the 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. 
 An additional concrete support is needed mid-span of each section of depressed curb in the driveway area. 

 
34. All construction-related vehicles shall be parked on site or at a remote site not in the neighborhood. No construction-

related vehicles may park on the street. This includes vehicles operated by construction workers, material suppliers, 
product vendors, and all construction trades engaged in the project. 
 

Standard Conditions of Approval: 

35. 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.  
 

36. The lighting plan shall be designed to comply with the applicable provisions of the 2009 IECC or the 2007 ASHRAE 
Standard 90.1. 
 

37. Second Stage Plan approval shall be obtained from the Planning Commission and Board of Commissioners for the 
proposed improvements on Lots 1-4 if substantial changes are made to the proposed layouts as determined by 
Township staff. Architectural elevations of the proposed homes, including a list of materials, shall be submitted with 
any required Second Stage Plan application. 
 

38. All easements shall be subject to the approval of the Township Solicitor.  
 

39. New deeds shall be recorded for all lots after the Final Plan has been recorded. The following restrictions, to be 
verified by the Building and Planning Department, shall be placed in all deeds:  
 

40. 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.  
 



12 | P a g e  
 

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.  
 

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. 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).  
 

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: 

A. Subdivision & Land Development Code Section 135-35A, to create irregularly shaped lots. 
B. Subdivision & Land Development Code Section 135-28.A, to permit a reduction in the width of the sidewalk 

to the minimum necessary to allow for the retention of the existing retaining wall along the frontage of Lot 1 
and to allow four-foot sidewalks along the rest of the frontage.   

C. Subdivision & Land Development Code Section 135-30, to deviate from the minimum spacing of street trees 
along Lot 1.  

D. Subdivision and Land Development Code Section 135-27K, to not dedicate additional right of way along 
Old Lancaster Road to meet the minimum right of way width of 50 feet.  

HISTORIC RESOURCE INVENTORY AMENDMENT: 501 & 507 Old Lancaster Road, Haverford 

An ordinance which proposes to amend the Historic Resource Inventory to add two structures as Class II historic resources, 
which are also contributing resources in the Haverford Station Historic District. 

Planning Commissioner was in favor of the proposed ordinance.  

The meeting adjourned at 8:55 p.m.  

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

Next Meeting: Monday, July 23, 2018, at 7:00 p.m.  

 


