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Planning Commission Meeting Minutes 

November 11, 2019 

                

Members Present: Harriet Ruffin, Tim Mathews, Scott France, Sean Whalen and Bill Cook 

Staff Present – Chris Leswing, Director, Building and Planning Department; Jillian Dierks, Planner, Building and 

Planning Department; Andrea Campisi, Senior Planner, Building and Planning Department; Kevin Bowers, Township 

Engineer, Pennoni Associates, Inc.  

Planning Commissioner Ruffin called the meeting to order at 6:30 p.m.  

October 7, 2019 Meeting Minutes 

Planning Commissioner France made a motion to approve the minutes. 

 

Planning Commissioner Matthews seconded the motion.  

 

All members were in favor and the motion carried.  

 

ZONING UPDATE 

Mr. Leswing provided an update on the status of the draft Zoning Code and summarized recent actions staff has taken to 

address issues identified by the Board of Commissioners following their meetings in September and October.  

He stated that staff anticipates that the Board of Commissioners will authorize a public hearing to adopt the Zoning Code 

at their December 18, 2019 meeting. He said in light of that, there is the possibility that there will be a Planning Commission 

meeting held on December 9, 2019 for the Planning Commission to review the code prior to advertisement for adoption.  

Mr. Leswing summarized the charette that took place on Friday, November 8, 2019 to test the Draft Zoning Code. He said 

the County will summarize the notes and comments that came out of the charette.  

PRELIMINARY SUBDIVISION PLAN  

112 Bryn Mawr Avenue, Bala Cynwyd, SD# 3830, Ward 9 

The Planning Commission considered a proposal for the following:   

• Subdivision of the existing property into two lots: 

o Lot 1 is proposed to be 28,805 sq. ft./.7 acres and includes the construction of a single family detached dwelling 

with a three-car garage and a 3,594 sq. ft. footprint, rear deck, an underground stormwater management system 

and a driveway extending from the existing driveway serving the dwelling at 112 Bryn Mawr Avenue.   

o Lot 2 is proposed to be 10,154 sq. ft./.2 acres and includes the existing dwelling, a Class II historic resource, 

removal of a portion of the existing driveway and construction of a paved parking area in the rear of the property. 
 

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

 

Shaun Ward, attorney, was present on behalf of Havir David, the property owner. He stated that the applicant accepts 

staff’s recommended conditions of approval. He provided a summary of the Historical Commission review and stated that 

they requested that the house be located toward the rear of the site, which the neighbors then were opposed to that 

location. He stated that the applicant agrees to relocate the house as recommended by staff.  
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Kevin Kavanaugh, 109 Birch Avenue, stated that he lives directly behind the property and that moving the house toward 

the road is preferable. He also explained concerns about stormwater management. He requested that a condition be 

included that requires the stormwater management system to be maintained.  

 

Dave Rosenbaum, President of the Neighborhood Club of Bala Cynwyd, thanked the applicant for agreeing to move the 

structure which was a major concern for the neighborhood. He explained that the Neighborhood Club was opposed to this 

application originally due to the location of the house.  

 

Tom Shallow, 115 Birch Avenue, thanked the applicant for bending to the changes that have been requested. He 

supported his neighbors and wished to speak to the drainage issues. He said creating a pit and pipes is not sufficient. He 

expressed concerns with the ability for the applicant to manage the stormwater and requested that the applicant be 

required to utilize the stormwater pipes in Birch Avenue.  

 

Kevin Bowers, the Township Engineer, responded to Mr. Shallow’s questions and addressed his concerns. He explained 

that the Township cannot require the applicant to tie into the existing system in Birch Avenue, which is why it has been 

requested. He and agreed that this would be the best way to manage the stormwater.  

 

Sheku Sheikholeslami, 121 Birch Avenue, thanked the Ward Commissioner and staff for the careful consideration and the 

applicant for their willingness to adjust their plans.  

 

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

 

A. Subdivision & Land Development Code Section 135-35, to create an irregular lot. 

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

The Planning Commission recommended approval subject to the following conditions: 

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated October 31, 2019 shall be incorporated by reference into these conditions 

of approval to the extent the same is not inconsistent with these conditions of approval or any relief or modifications 

granted.  

 

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.  

 

Architectural Elevations/Site Design: 

 

4. The applicant shall relocate the proposed house on Lot 1 to align with the prevailing setback along Bryn Mawr 

Avenue. The applicant shall also consider including a front porch facing Bryn Mawr Avenue.   

 

5. Architectural elevations and renderings of all sides of the proposed dwelling shall be submitted with the Second Stage 

Plan, including the proposed materials. The proposed building shall be constructed substantially as shown on the 
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architectural elevations prepared by Jack Burns Architecture dated August 23, 2019, with the exception of any de 

minimis changes, including those mutually agreed to with staff. 

 

6. Second Stage Plan approval shall be obtained from the Planning Commission and Board of Commissioners for the 

proposed improvements on Lot 1. Architectural elevations of the proposed improvements, including a list of 

materials, shall be submitted with the Second Stage Plan application. 

 

7. The four existing entry piers shall be preserved.  

 

8. The mean grade calculation of the structure shall be labeled for Lot 1. The architectural plans shall be coordinated 

with and shall comply with the grading proposed with this application.  

 

Landscape Plan/Streetscape: 

 

9. Four additional shade/street trees shall be provided. All shade/street trees shall be native deciduous canopy trees.  

 

10. The applicant shall consider planting the full length of the southern property line adjoining 111 Union Avenue. 

 

11. The applicant shall consider providing additional plant material at the two corners of the property along Bryn Mawr 

Avenue. 

 

12. If the existing privet hedge is to remain, it shall be maintained so as to not encroach into the sidewalk.  

 

13. All bamboo and noxious weeds shall be removed from the property. If the bamboo is migrating onto the property 

from an adjoining property, a barrier shall be installed to prevent the bamboo from further encroachment and to 

prevent migration and regrowth of the bamboo.  

 

14. A more detailed chart demonstrating compliance with the Natural Features Code Section 101-9.A shall be added to 

the landscape plan and shall include the required and provided number of all plant material.  

 

15. All required trees and shrubs shall meet the minimum size requirements in Natural Features Code Section 101-9.A.2. 

 

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

 

17. All existing trees to remain shall be devined.  

 

18. Landscape material 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.  

 

19. A revised landscape plan complying with Natural Features Code Section 101-9, Zoning Code Section 155-167.7 and 

conditions herein shall be prepared and sealed by a Registered Landscape Architect and submitted with the Final Plan. 

 

Stormwater Management: 

 

20. The applicant shall investigate the possibility of acquiring an easement to connect the outflow pipe from the proposed 

stormwater system on Lot 1 into the existing storm sewer system in Birch Avenue. If an easement cannot be obtained 

across 105 Birch Avenue, then the stormwater system shall be revised to include additional peak rate of runoff control 

including that the ten (10) year post development condition shall be controlled to the pre-development two (2) year peak 

rate.  

 

21. The level spreader location shall be field adjusted to maintain existing drainage patterns and conditions.   

Construction Details:  
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22. An as-built plan shall be submitted for Lot 2. 

 

23. 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.  

 

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

related vehicles may park on the street. This includes personal vehicles operated by construction workers or vehicles 

operated for construction workers, material suppliers, product vendors, and all construction trades engaged in the 

project. 

 

Utilities:  

 

25. 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 Plan Items/Conditions of Approval: 

 

26. New legal descriptions, including metes and bounds, shall be submitted with the Final Plan for each new lot line 

and/or property boundary.  

 

27. 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 the deed for Lot 1: The continued operation and 

maintenance of the stormwater management facilities are the responsibility of the property owner. 

 

28. A metes and bounds description shall be provided for the access easement 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.  

 

29. An indemnification agreement shall be established for the existing pillars in the right of way of Bryn Mawr Avenue.  

 

30. An outdoor lighting plan, sealed by a responsible design professional that includes illuminance patterns shall be 

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

The location, luminaire type, wattage, means of control and pole height shall be indicated. Lighting shall be designed 

to minimize the off-site transmission of light, to shield the source of illumination and to prevent glare on adjacent 

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

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

 

31. The lighting plan shall be designed to comply with the IECC or the ANSI/ASHRAE/IES Standard 90.1 that is in 

effect at the time of the application.  

 

32. 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.  

 

33. 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). 

 

34. A copy of the revised plan shall be submitted with any changes highlighted. A letter shall also be provided with the 

revised plan indicating how each requested revision has been addressed in the re-submission. 
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35. 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. 

 

36. 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. 

 

37. 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. 

 

38. 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. 

 

TENTATIVE SKETCH PLAN 

6 Bala Avenue & 23 W. City Avenue, The French International School, Bala Cynwyd, LD# 3837, Ward 9 

The Planning Commission considered a proposal for the following:   

• Consolidation of the two properties;  

• Construction of a one-story detached building with a 4,780 sq. ft. footprint on 23 W. City Avenue 

behind the existing school building on a former parking area;  

• Renovation of and the construction of a two-story addition onto the existing residence on 6 Bala Avenue 

with a 585 sq. ft. footprint to provide classroom and office space; 

• Construction of nine new parking spaces, including two ADA spaces; 

• Relocation of 25 existing parking spaces from 23 W. City Avenue to 6 Bala Avenue; 

• Construction of a hard-surfaced play area between the existing and proposed building on 23 W. City 

Avenue;   

• Extension of the existing driveway on W. City Avenue to connect to 6 Bala Avenue and an expanded 

entrance and exit driveway from 6 Bala Avenue onto Bala Avenue;  

• Conversion of the existing driveway into the site from W. City Avenue to one-way circulation;  

• Preservation of the existing building at 6 Bala Avenue for use as classroom and office space, 

• Replacement of the existing sidewalk along W. City Avenue with a new eight foot wide sidewalk and a 

four foot wide verge;  

• Replacement of the existing sidewalk along Bala Avenue with a new five foot wide sidewalk;  

• Creation of an informal grass play area to the rear of the 6 Bala Avenue property; and  

• Installation of two underground stormwater management areas.  
 

Planning Commissioner Matthews recused himself. 

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

Planning Commissioner Ruffin expressed concern about the location of trees interior to the site potentially creating sight 

line issues for vehicular maneuverability. She also asked for clarification on the maneuverability and bus queue plans. 

Ms. Campisi explained the proposed maneuverability plans for the site.  
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Ross Weiss, attorney for the applicant, provided some background on the proposal and elaborated on Planning 

Commissioner Ruffin’s questions. He also elaborated on the applicant’s plans to restore the historic structure. He stated 

that the applicant accepts staff’s recommended conditions of approval.  

Dave Rosenbaum, President of the Neighborhood Club of Bala Cynwyd, stated that the applicant appeared before the 

Neighborhood Club of Bala Cynwyd on several occasions. Several members expressed gratitude to the applicant for 

staying in the neighborhood. 

Mr. Bowers recommended a slight modification to condition 33 to better reflect the comment in his review letter related to 

stormwater management.  

Discussion ensued among the Planning Commission in support of the proposal.  

Planning Commissioner France stated that he looks forward to seeing the streetscape landscaping plan in the Preliminary 

Plan phase.  

Planning Commissioner Cook made a motion to recommend approval of the following relief: 

 

A. Relief from natural Features Code Section 101.5.C, to permit disturbance of slopes exceeding 25%.  

 

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

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

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, including the change to condition 

33.  

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated November 4, 2019 shall be incorporated by reference into these conditions 

of approval to the extent the same is consistent with these conditions.  

 

Zoning/Site Design: 

 

2. All existing and proposed impervious surfaces shall be clearly tabulated/itemized on the Preliminary Plan. 

 

3. The applicant shall comply with Zoning Hearing Board order #4468 and any conditions imposed.  

 

Parking: 

 

4. The applicant shall consider submitting a conditional use application to hold some of the surface parking spaces in 

reserve pursuant to Zoning Code Section 155-95.1.  

 

Access/Circulation: 

  

5. A minimum of one bike rack shall be provided on the Preliminary Plan.  

 

Architectural Elevations & Historic Resource: 

 

6. The applicant shall return to the Historical Commission during the Preliminary Plan review phase to present all proposed 

modifications to the building at 6 Bala Avenue.  
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7. Architectural elevations and renderings of all sides of the proposed building and the addition onto 6 Bala Avenue shall 

be submitted with the Preliminary Plan, including the proposed materials. The height of the proposed building and the 

addition shall be included on the elevations.  

   

8. The mean grade of the structures 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. 

 

Landscape Plan: 

 

9. An enclosure for the proposed dumpster area shall be provided and a detail shall be added to the Preliminary Plan. The 

enclosure shall not interfere with the maneuverability/access to the adjacent parking spaces.  

 

10. The required landscape buffer shall be shown on the Preliminary Plan and shall be designed as a naturalized ecosystem 

along the edges of the property.  

 

11. The square footage of the required planted islands in the surface parking area shall be provided on the Preliminary Plan.  

 

12. The applicant shall provide a devining program for all existing trees to remain with the Preliminary Plan submission.  

 

13. A landscape plan shall be prepared and sealed by a Registered Landscape Architect, submitted with the Preliminary 

Plan and shall comply with the following: 

• Natural Features Code Sections 101.9.A & 101-9.B; 

• Subdivision & Land Development Code Section 135-30 & 135-41.4; 

• Zoning Code Section 155-167.7; and  

• Conditions herein. 

 

Traffic & Circulation: 

 

14. As required by the Zoning Hearing Board order, a student drop-off and pick-up management plan shall be submitted 

and shall address how adequate student safety and vehicle movement efficiency will be provided. The plan shall be 

submitted with the Preliminary Plan application. 

 

15. Maneuverability diagrams shall be submitted with the Preliminary Plan application. Adequate turning radii for all 

required truck and passenger vehicle movements shall be documented. Fire truck access and maneuverability shall be 

fully documented to be adequate if/as required by the Fire Marshal.   

 

16. All pavement markings on City Avenue and Bala Avenue shall be shown to within 200 feet of the development on the 

Preliminary Plan. 

 

17. All traffic signal pavement markings and equipment shall be shown on the Preliminary Plan for the Bala and City 

Avenue intersection. 

 

18. A revised traffic impact study shall be submitted with the Preliminary Plan that fully evaluates the proposed driveways 

considering the updated design and additional requested investigations. The levels of service shall be evaluated. The 

applicant shall contact the Township Engineer’s office to discuss and develop the final assumptions to be used in the 

revised study.    

 

19. A PennDOT Highway Occupancy Permit is required for the proposed one-way access and signage modifications for 

the driveway from City Avenue and for the adjusted/new driveway on Bala Avenue.  The Township shall be copied on 

all correspondence and communications with PennDOT regarding the permits. 

 

20. The applicant shall provide an explanation of the “double stacking” of buses and passenger vehicles that occurs in the 

driveway from City Avenue and shall address how adequate safety will be provided with this arrangement.  
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21. The applicant shall investigate creating a left-turn lane into the site on Bala Avenue with striping. If feasible, the striping 

shall be shown on the Preliminary Plan. 

 

22. The traffic impact study shall be revised to clarify if cars were stacked within the center turn lane for the northbound 

direction and the southbound through lane waiting to turn into the site from City Avenue. Any vehicles in these locations 

shall also be counted as part of the queue and calculated into the stacking analysis. 

 

23. The applicant shall consider designating the Bala Avenue drive for one-way out operation during peak pick-up and 

drop-off times.  

 

24. Stop bars, stop signs and centerline pavement markings shall be provided as required to provide safe and efficient 

movement of traffic. Double yellow marking shall be shown at the two-way access to Bala Avenue. A single white line 

marking the drive lanes for queuing shall be shown on the one-way access drive from City Avenue. All traffic control 

signage shall be provided on a “Signage and Pavement Marking” Plan to be submitted with the Preliminary Plan.  

 

25. A stop bar and sign shall be shown at the end of the one-way access to the parking aisle. The stop bar and sign shall be 

shown four (4) feet from the proposed crosswalk. Two “Do Not Enter” signs shall be shown at this location. 

 

26. If the alternate driveway configuration adjacent to 6 Bala Avenue is implemented to retain the bay window on the 

former residence, then the width of the drive shall be increased to twenty-two (22) feet for a minimum length of fifty 

(50) feet from the cartway. The location of the adjacent walkway shall be shifted accordingly. 

 

27. A paved turn-around area shall be provided at the back of the dead-end parking aisle to facilitate maneuverability of 

exiting vehicles when the lot is full and shall be striped “No Parking”. 

 

28. The actual sight distance triangles shall be shown for each driveway. 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 are necessary to be performed to achieve the required sight distance. The final 

drive configuration shall be subject to the approval of the Traffic Safety Unit of the Lower Merion Police Department. 

 

29.  “No Parking by Order of the Fire Marshal” signs shall be added to the access aisles as directed by the Chief Fire 

Officer. 

 

30. The applicant shall submit a Transportation Impact Fee based on the increase in PM trip generation as measured from 

the ACT 209 document base conditions. The traffic impact fee shall be paid prior to issuance of a building permit. 

 

31. A post development traffic study shall be conducted and shall evaluate the vehicle queues on site. Any adjustments to 

the location of the start of the queue or staggering of class start and dismissal times shall be made as necessary to prevent 

unacceptable queuing from occurring that would interfere with traffic on City Avenue or Bala Avenue. 

 

32. The driveways and parking areas on the adjacent properties on City Avenue shall be shown on the plan. 

 

Stormwater Management:  

 

33. The increase in runoff volume from the development that flows toward the west side of the site shall be recharged for 

the 100 year storm. 

 

34. The location of all existing storm sewers shall be provided. The size, slope, and material of all storm sewers within two 

hundred (200’) feet shall be indicated on the Preliminary Plan.  

 

35. A note shall be added to the Preliminary 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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36. Erosion control measures that conform to Township standards shall be provided on the Preliminary Plan. 

 

37. A soil stockpile location shall be provided on the Preliminary Plan. 

 

Utilities: 

 

38. The location of the existing sanitary laterals shall be shown. 

 

39. The location, size, material, and slope of the proposed sanitary lateral(s) shall be shown.      

 

40. The location of the proposed utility services shall be provided on the Preliminary Plan. 

 

41. The existing sanitary sewer mains shall be shown to within 200 feet of the development. 

 

42. All existing utility service locations shall be shown.  

 

43. Clarification of the manhole shown on the City Avenue frontage near the proposed steps shall be provided. The use 

shall be labeled and any service lines associated with it shall be shown on the Preliminary Plan. 

 

Construction Details: 

 

44. The piping associated with the existing inlet near the drive access to City Avenue shall be fully shown. 

 

45. A detail of the proposed retaining walls shall be provided. Calculations shall be provided for wall clear heights 

exceeding four (4’) feet or for walls with equivalent surcharge loading if/as applicable. 

 

46. Full reveal and depressed curb details shall be provided on the Preliminary Plan. 

  

47. Depressed curb and concrete apron shall be indicated at the driveway access locations. The length of depressed curb 

and the radii at the aprons shall be dimensioned on the Preliminary Plan and shall be demonstrated to be adequate.   

 

48. A note shall be added to the Preliminary Plan indicating that curb and sidewalk are to be repaired/replaced at the 

direction of the Township. 

 

49. Details of the concrete apron and sidewalk shall be provided. Details shall conform to Township and ADA standards as 

applicable.   

 

Standard Conditions of Approval: 

 

50. 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. Lighting shall be for safety purposes 

only.  

 

51. 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. 

 

52. 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. 

 

53. 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 
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but not limited to the Natural Features Conservation Code shall not be determined until the applicant submits a 

Preliminary Plan for Township approval. 

 

54. 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. 

 

55. 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. 

 

56. 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. 

 

DISCUSSION ITEMS: 

 

The Planning Commission discussed the following applications but did not take any formal action.  

Tentative Sketch Plan – 231 & 251 St. Asaphs Road, One & Three, Bala Plaza, Bala Cynwyd, LD# 3819, Ward 9  

A proposal to construct seven new structures containing a mix of office, residential, retail, hotel and structured 

parking. The plan shows the addition of 1,538,962 sq. ft. of office space, 227,816 sq. ft. of retail space, 37,840 sq. ft. 

of restaurant space, 168 hotel rooms, 1,012 residential units with a total of 4,966 parking spaces. The existing 

buildings are proposed to remain.  

Tentative Sketch Plan - 333 E. City Avenue, Two Bala Plaza, Bala Cynwyd, LD# 3820, Ward 9  

A proposal to construct two multi-use buildings including 204 residential units over a parking structure containing 

retail and office space. The plan includes the addition of 712,493 sq. ft. of office space, 171,737 sq. ft. of retail space 

and associated parking spaces. The existing building is proposed to remain 

Mr. Leswing provided an overview of the City Avenue District, including the background on the enactment and intent of 

the zoning district, subsequent development, and the 2018 amendments to the Zoning Code.  

Al Fuscaldo, attorney for the applicant, thanked the Planning Commission and staff for allowing the applicant to present the 

plan for discussion. He presented a lengthy overview of the proposal.  

Planning Commissioner France asked about the applicant’s rationale for having the proposed office pushed to the northeast 

of the site. 

Mr. Fuscaldo stated that interest was expressed in creating a retail spine to generate activity. 

Planning Commissioner Cook asked if there was any thought given to the construction of a pedestrian bridge. 

Mr. Fuscaldo stated that is something that they considered but given cost and grade change their effort was expressed in 

creating a safe roadway crossing St. Asaphs. 

Mitchell Kay, a Corinthian resident, expressed that the road system can not support the vehicular impact. He also expressed 

concerns with greening, pedestrian infrastructure and impacts on the Township facilities including schools.  

Mitch Weinick, a Corinthian resident, stated that he appreciates the efforts to make City Avenue District competitive with 

other regional centers. He expressed concern about the impact on traffic.  
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Meryl Zucker, Fairmount Condominium, commended the Board of Commissioners and the City Avenue Services District 

and Planning Staff. She stated that the residents of the Fairmount Condominium are concerned about population expansion 

and the impact on traffic. She stated that the proposal does not make the neighborhood more livable.  

Carol Epstein, a resident of the Corinthian, expressed concerns with the impact to the schools. 

Beth Martin, 301 Righters Ferry Road, expressed concerns with the impact of the development on her property. She is 

concerned with crime and the rate of change. 

Patricia Lalonde, 243 Righters Ferry Road, expressed concerns with traffic and roadway capacity and loss of green space. 

Michael Karmatz, 16 Clwyd Road, asked if the parking is located below ground. 

Mr. Fuscaldo stated that it is a mix of surface parking, underground, and at-grade below building parking.  

Susan Dineen, Conshohocken State Road, asked the target market for the residential units and suggested that they pursue 

mixed ages and recommended that the applicant incorporate pedestrian and public transportation opportunities. 

Barbara Finkelstein, 109 Righters Ferry Road, expressed concern about cut through traffic entering the residential 

neighborhood and the need for pedestrian protections.  

Burt Burnman, Sutton Terrace, recently relocated to the area, expressed concern about pedestrian connections and changes 

in grade. He asked to see additional details. He suggested that the Planning Commission walk the neighborhood. 

Kathy Rose, 12 Bala Avenue, expressed concern with the pedestrian access and the terrain. She would like to hear more 

about shuttle service. She feels that the applicant is trying to bring elements of Bala Cynwyd into the development.  

Joel Rubin, 419 Bryn Mawr Avenue, resident since 1961, stated that this is a matter of goals. He said he never realized that 

City Avenue would be a competitor to other commercial districts, as it is a residential community.  

Graham Copeland, 701 Beacom Lane, stated that he understands the need for the proposal. He feels it is important to 

consider transportation demand management alongside of the development.  

Bill McKeown, 261 Righters Ferry Road, expressed concern with increase in residential development and stormwater 

runoff.  

Planning Commissioner Mathews recommended that the applicant consider the pedestrian connections, focusing on each 

building and understand how each building connects with the amenities.  

The Planning Commissioners discussed the proposal. 

Proposed Ordinance – Mixed Use Special Transportation District/MUST 

Ms. Dierks presented the changes to the ordinance following the Planning Commission’s last review.  

Planning Commissioner Matthews questioned the language associated with the building height exception, specifically if a 

building needs to be a historic resource to take advantage of the exception in height. He recommended that the language 

be clarified.  

Discussion ensued regarding the affordable housing contribution provision. Staff noted that the Building & Planning 

Committee recommended the inclusion of a contribution to the affordable housing fund; however, the draft provided did 

not included the provision. The Planning Commission was emailed the correct draft prior to the meeting to meet their 30 

day review requirement.  

Ms. Campisi stated that staff would clarify with the Township Secretary on the revision.  

The meeting adjourned at 10:00 p.m.  

Meeting minutes recorded by Jillian Dierks, Planner.  


