
 BOARD OF COMMISSIONERS

TODD M. SINAI, PRESIDENT

May 18, 2022 - 7:30 PM

AGENDA

 

1. Call to Order

2. Roll Call

3. Approval of Minutes

• Minutes of a special meeting of the Board of Commissioners held on April 6, 2022 and a stated
meeting of the Board of Commissioners held on April 20, 2022, as distributed.

 

4. Announcements / Presentations

• The Board met in Executive Session on Wednesday, May 4, 2022 and will meet on Wednesday,
May 18, 2022 to receive reports from its professional staff.

• Monday, May 30, 2022, Memorial Day, is a legal holiday. The Township Administration Building
and Libraries will be closed for business. There will be no refuse and recycling collection.

• An “Anything with a Plug” recycling event will be held on Saturday, June 11, 2022 from 9:00
a.m. until 12:00 p.m. at the Koegel Public Works Complex, 1300 N. Woodbine Avenue, Penn
Valley. There will be a $10 fee per air conditioner, dehumidifier, or microwave; a $30 fee per
CRT, LCD, LED TV or computer monitor.; and a $100 charge for rear-projection or wood
console TV. The Transfer Station and Scale House will be closed to residents and landscapers
who want to drop off refuse and/or recycling.

5. Public Privilege of the Floor

The Floor is open to provide the opportunity for the public to address the Board on any non-agenda
item or any other public matter in which the Township has jurisdiction or authority.
 
Response to Public Privilege of the Floor - Appropriate time for any member of the Board, the
Township Manager, or designated staff person to address and correct any statement made by a member
of the public during the Public Privilege portion of the agenda.

6. Public Comment

The Floor is open to provide the opportunity for the public to address the Board on matters relating to
agenda items which will be voted upon at this meeting.
 
Response to Public Comment - Appropriate time for any member of the Board, the Township
Manager, or designated staff person to address or respond to any statement made by a member of the
public during the Public Comment portion of the agenda.
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7. Consent Calendar

Consent Calendar items are grouped together in the last section of the agenda which is marked
"Consent Calendar." If there is a request from any member of the Board for separate discussion of any
item listed on the Consent Calendar, the item will be removed from the Consent Calendar and
considered during the appropriate Committee portion after non-consent items listed under that
Committee are addressed.

a. PRELIMINARY LAND DEVELOPMENT PLAN - 355 W Lancaster Avenue, Haverford,
Ward 4, 3880

b. APPROVAL OF CERTIFICATES OF APPROPRIATENESS

c. APPROVAL OF HISTORICAL COMMISSION APPLICATION - 768 Mt. Moro Road,
Villanova

d. PRELIMINARY LAND DEVELOPMENT PLAN - 100 E. Lancaster Avenue, Lankenau,
Wynnewood, Ward 7, 3895

e. SECOND STAGE PLAN – 46 Sandra Court, Bryn Mawr, Ward 6, 3859-L5

f. PRELIMINARY LOT LINE CHANGE PLAN - 131 & 159 Old Belmont Avenue, Bala
Cynwyd, Ward 3, 3894

g. APPROVAL OF AN EASEMENT AGREEMENT WITH AQUA PENNSYLVANIA AT
MERION BOTANICAL PARK

h. APPROVAL OF EASEMENT AGREEMENTS WITH THE COMMONWEALTH OF
PENNSYLVANIA

i. ADOPTION OF PARKING REGULATION REQUEST POLICY

8. Administrative and Human Resources Committee

a. A meeting of the Administrative & Human Resources Committee will be held on May 18, 2022
at approximately 7:25 p.m. at which time items may be referred to the Board of Commissioners
for action.

 

9. Building and Planning Committee

a. CONDITIONAL USE APPLICATION – 1 Belmont Avenue, Bala Cynwyd, Ward 9, 3889C

 
b. TENTATIVE SKETCH PLAN - 1 Belmont Avenue, Bala Cynwyd, Ward 9, 3889

 
c. APPROVAL OF HISTORICAL COMMISSION APPLICATION - 100 East Wynnewood

Road, Wynnewood

 
d. The Consent Calendar contains items referred from the May 11, 2022 meeting of this Committee

(items a - f)

 

10. Finance Committee
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a. A meeting of the Finance Committee will be held on May 18, 2022 at approximately 7:15 p.m. at
which time items may be referred to the Board of Commissioners for action.

 

11. Parks and Recreation Committee

a. The Consent Calendar contains items referred from the May 4, 2022 meeting of this Committee
(items g - h).

 

12. Public Works Committee

a. The Consent Calendar contains items referred from the May 4, 2022 meeting of this Committee
(item i).

 

13. Public Hearings / Adoption of Ordinances

• PUBLIC HEARING AND ADOPTION OF ORDINANCE - CHAPTER 126, SEWERS -
SANITARY SEWER RENTAL RATE FOR 2022

 
• PUBLIC HEARING AND ADOPTION OF ORDINANCE - CHAPTER 135

SUBDIVISION AND LAND DEVELOPMENT - Amending this Chapter in its Entirely

 
• PUBLIC HEARING AND ADOPTION OF ORDINANCE - CHAPTER 155- ZONING

CODE - Various Amendments for consistency with the Proposed Subdivision and Land
Development Ordinance

 
• ADOPTION OF ORDINANCE - CHAPTER 101, NATURAL FEATURES

CONSERVATION - Various Amendments for consistency with the proposed Subdivision and
Land Development Code

 

14. Unfinished Business

15. New Business

16. Adjournment
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  PRELIMINARY LAND DEVELOPMENT PLAN - 355 W Lancaster Avenue, Haverford, Ward 4,
3880

Consider for approval a Preliminary Land Development Plan. The Plan dated October 4, 2021, last revised
March 18, 2022, prepared by Site Engineering Concepts, LLC, showing demolition of all existing structures
and construction of a four-story building with a 56,898 sq. ft. footprint containing 4,740 sq. ft. of ground floor
retail space, 121 residential unit, and 201 at- and below-grade parking spaces. The following conditions shall be
complied with on the Final Plan or as otherwise required. The plan is referred to the Planning Commission with
attention called to the following conditions:
 
Expiration Date 5/19/2022……….………..……………………………………………Zoning – TC1
Applicant Representative: George Broseman, Esq.
Applicant: 355 West Lancaster Owner, LLC 
Owner: 355 West Lancaster Owner, LLC
 
On May 11, 2022 the Building & Planning Committee recommended approval of the plan subject to the
following conditions which shall be complied with on the Final Plan:
 
Township Engineer’s Review:
 
1.      The Township Engineer’s review letter dated April 26, 2022 shall be incorporated by reference into these
conditions of approval to the extent the same is consistent with these conditions of approval. With regard to
comment A.13 this comment may also be addressed by providing an indemnification satisfactory to the
Township. Architecture & Site Design
 
2.      Architectural elevations and renderings of all sides of the proposed building have been submitted with the
Preliminary Plan, including the proposed materials. Should any changes occur, the applicant shall update charts
consistent with Architectural standards in Zoning Code § 155-3.9.
 
3.      The proposed building(s) shall be constructed substantially as shown on the architectural elevations
prepared by Bernardon Architects, dated October 1, 2021 and last revised February 11, 2022, with the
exception of any de minimis changes, including those mutually agreed to with staff.
 
4.      All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
 
5.      The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on
the ground. If located on the roof, the screening shall be integrated into the architecture of the building.
 
6.      The mean grade of the structure shall be calculated and shown on the Final Plan. The architectural plans
shall be coordinated with and shall comply with the grading proposed with this application.
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7.      The applicant shall utilize the services of an architectural salvage or deconstruction company, to preserve
or recycle building materials on the existing structures, including but not limited to stone, brick, and wood.
Architectural details such as windows and interior and exterior details including but not limited to fixtures and
any wood, glass and metalwork of quality and good condition shall be salvaged. The applicant shall provide
documentation to planning staff indicating how this condition will be met.
 
8.      The applicant is encouraged utilize a brick type and color as found within the adjacent Haverford Historic
District by replacing the south elevation frontage façade face brick E2 with a type E1 face brick as depicted on
Sheet A-201 of architectural drawings. The applicant shall work with staff to explore the architectural treatment
to all façades and use as much brick as possible as a dominant material for the entire building.
 
9.      The applicant shall work with Township staff to slightly reduce vegetation and accommodate pedestrian
space along the southwest corner of the building.
 
10.    The rear fourth floor stepback cornice should be revised to eliminate projections, where building
stepbacks are meant to recede and not designed to be pronounced.
 
Moderate Income Housing
 
11.    A total of twenty-five (25) units (i.e. 20% of the total # of dwelling units in the building) shall be
permanently reserved as moderate-income housing per Zoning Code § 155-4.3.C.4.A. A Moderate-Income
Housing Declaration of Covenant shall be prepared to the satisfaction of Township Solicitor and agreed upon
by the applicant prior to recording of the Final Plan.
 
12.    The applicant shall submit an annual report to the Planning Division which demonstrates that the building
is in compliance with affordability requirements.
 
Street Level Commercial Uses:
 
13.    The applicant shall submit information to the Director of Building and Planning outlining the proposed
use(s) of the street level commercial space(s), and strategies for occupancy of those spaces and the promotion
of an active streetscape.
 
14.    The applicant shall provide a marketing plan and a retail occupancy study for the two proposed
commercial areas and consider subsidies to ensure occupancy.
 
Landscape Plan/Streetscape:
 
15.    Landscape improvements provided for this application shall be perpetually maintained in a healthy and/or
sound condition in compliance with Natural Features Code Section 101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. A draft
covenant shall be submitted with the Final Plan.
 
16.    The applicant shall coordinate the final locations of street trees and proposed pedestrian lighting with
staff in light of the existing electrical infrastructure in the area of the proposed verge. The required quantity of
street trees along Lancaster Avenue shall be maintained, however the specific spacing of the trees may be
adjusted with the approval of the Township Arborist to accommodate on site utilities.
 
17.    The plans shall be revised to reduce paving within and to add two trees to the court yard area as
necessary to comply with applicable SALDO Greening Standards of § 135-41.4E(2) and §135-41.4E(3).
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18.    The applicant shall update the landscape and lighting plans to identify that all proposed streetscape
elements are the maintenance responsibility of the landowner. This includes but is not limited trees, other
plantings, benches, pedestrian lighting, etc.
 
19.    A maintenance and operations plan shall be submitted for all proposed landscaping, including the street
trees and other amenities installed along the street frontages. The maintenance plan shall include the requirement
to evaluate the street trees a minimum of every five years.
 
20.    A revised landscape plan complying with Natural Features Code Section 101-9 and conditions herein
shall be prepared and sealed by a Registered Landscape Architect and submitted with the Final Plan.
 
21.    The applicant shall work with staff to reduce the greening proposed along the building frontage to
increase hardscaping and pedestrian areas.
 
Trees & Street Trees:
 
22.    The applicant shall take appropriate precautions to minimize damage to the root system of existing trees
to remain in the area of construction.
 
23.    The existing trees to remain shall be devined.
 
24.    The applicant shall confirm with Township Public Works Department that no tree shall be planted closer
than ten feet from an underground utility.
 
25.    The proposed street tree that is shown immediately adjacent to the existing inlet is to be relocated to
provide additional space to prevent the root system from damaging the inlet.
 
26.    The applicant shall work with staff to maximize the size and caliper of trees to the eastern buffer along the
residential properties to the east.
 
27.    The applicant shall show the relocated Township Wayfinding signs on the proposed landscape plan for
evaluation of street tree planting on readability and avoid obscuring sign visibility.
 
28.    Where street tree pits are shown on the approved landscape plans they shall be properly designed to
provide adequate space for root zones based on the species of tree selected and where space exists without
interference from underground utility lines and facilities that exist or that are necessary to service the building or
area. Structural or amended soil shall be used in the tree pits. Applicant shall work with Township Staff on the
details of the street tree pits, which shall be subject to approval of Township Staff.
 
29.    The applicant shall update the landscape plans to adjust the street tree planting so that the existing
streetlight is generally in the center of the spacing between trees.
 
30.    The applicant shall consult with the Shade Tree Commission on street tree location and species.
 
31.    The branching height of the street trees at installation shall be increased to reduce the potential for
conflicts with signage, trucks and pedestrians.
 
Traffic & Transportation Network Impacts:
 
32.    The applicant shall submit a plan identifying any changes required by PennDOT which differ from the
plan approved by the Township.
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33.    The Township shall be copied on all PennDOT correspondence.
 
34.    The applicant shall provide information to the commercial tenants of the building regarding the
Township’s Transportation Demand Management Policy, including the Employer Best Management Practices
and shall provide residential tenants a listing of facilities available for bicyclist, carpoolers, pedestrian, and
transit riders.
 
35.    The applicant shall consider implementing the following actions to reduce vehicle trips:
 

a. Join the Greater Valley Forge Transportation Management Association (GVFTMA) which advocates
increased mass transit service in the area and helps organizations develop Travel Demand Management
plans; and
 
b. Join the Delaware Valley Regional Planning Commission’s (DVRPC) RideECO program, which can be
offered as an employer-paid benefit, through a pre-tax payroll deduction, or with the employer paying a
portion of RideECO.
 
c. Dedicate a bulletin board/kiosk at main entrances for mass transit/ride sharing information including the
schedules for the R-5 and Route 100 rail lines and the SEPTA Route 105 bus service

 
36.    The applicant shall provide signage and develop an operations plan to ensure commercial deliveries
trucks utilize the internal loading dock area in order to prevent vehicular lane blockages along Lancaster
Avenue.
 
Sidewalks & Crosswalks:
 
37.    All decorative crosswalks shall consist of stamped asphalt with an 8” cross section from top to bottom
with 7 inches of bcbc base/25 mm super pave and an inch and a half of 9 mm wearing course or other
specifications approved by the Township.
 
38.    The applicant shall improve the pedestrian area along the western side of the building where there are
proposed service and deliveries areas to include either a crosswalk or paved with concrete pad to provide
greater delineation of a pedestrian area.
 
39.    Sidewalk and curb shall be repaired/replaced at the direction of the Township Public Works department.
 
40.    The applicant shall provide curb replacement areas and associated details. The applicant shall note that
granite curb is required.
 
41.    The applicant shall work with staff to expand hardscape of sidewalk to make it more spacious for
pedestrians.
 
42.    The applicant shall work with Township staff to make adjustments along the Lancaster Avenue
streetscape area and the pedestrian forecourt to increase the sidewalk width to 8 feet to the greatest extent
practical as confirmed by staff.
 
Vehicle Access & Parking:
 
43.    The Traffic Safety Unit of the Lower Merion Police Department must approve the final drive
configuration.
 
44.    The slope of the existing commercial driveway shall be reduced as practicable.
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45.    The applicant shall coordinate with the Township Engineer on the final design and location of parking
space closest to the sub-surface garage entrance and the final design of the gating to address accessibility and
potential conflicts.
 
Utilities:
 
46.    The applicant shall coordinate with the Public Works Right-of-Way Coordinator to show a detail for the
lateral connection on the plan.
 
47.    The applicant shall relocate the proposed Type M inlet adjacent to the proposed sidewalk/handicap ramp
to prevent the walkway from being adversely affected by the ponding of the inlet in larger storms.
 
48.    The applicant shall provide notes and details for sealing the existing sanitary sewer line at the existing
manhole.
 
Construction:
 
49.    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.
 
50.    The applicant shall document compliance with the applicable 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.
 
51.    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.
 
52.    During demolition of the existing structures the applicant shall ensure that the contractor takes appropriate
measures to minimize dust at all times during active demolition. Multiple hoses and/or a water truck shall be
provided on site to continually spray the building during demolition. The demolition plan shall include the
specific water measures to be used to reduce the dust during demolition.
 
53.    The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits. The
applicant shall identify a contact person to be on-site and enforce the parking plan as well as any and all other
neighborhood issues that may arise due to the construction.
 
54.    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:
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55.    The location of all new 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 approval by the Building and Planning Department or an amendment to the approved plan.
 
56.    A reserve location shall be provided for a grease trap, should future use within the commercial space
warrant the installation.
 
57.    The location of the proposed inlet within the roadway shall be adjusted to avoid the existing electrical
underground box to remain.
 
Lighting & Noise:
 
58.    The photometric lighting plan shall be updated to include existing streetlighting to remain.
 
59.    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.
 
60.    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.
 
61.    The location of the proposed pedestrian lighting must be adjusted to avoid conflicts with the proposed
building lateral connections.
 
Recreation Fee:
 
62.    The applicant shall submit the required recreation fee of $3,000 per unit prior to the issuance of the
building permit.
 
Sustainability:
 
63.    The applicant shall further consider having no natural gas connections.
 
Standard Conditions of Approval:
 
64.    Backup power is necessary for the pumping system associated with the post-construction stormwater
management controls.
 
65.    The applicant shall note the abandonment of the existing right-of-way and sanitary sewer easement on the
plans and if necessary in the deed or other recorded document. The applicant shall reach out to Public Works
for more information.
 
66.    The applicant shall install a Knox Box entry system at the exterior of all commercial and multifamily
residential buildings at or near the main entrance to the building and/or at other locations as determined and
approved by the Fire Marshal.
 
67.    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
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determined to be insignificant.
 
68.    The new building 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).
 
69.    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.
 
70.    “No Parking by Order of the Fire Marshal” signs shall be provided where directed by the Chief Fire
Officer.
 
71.    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.
 
72.    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
fees are not paid within 60 days of presentation, the Township may elect to suspend any outstanding permits
until all pending charges are settled.
 
73.    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.
 
74.    A deed of consolidation shall be recorded subsequent to the recording of the Final Plan.
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  APPROVAL OF CERTIFICATES OF APPROPRIATENESS

Consider for approval the following certificates of appropriateness as recommended by the Building &
Planning Committee at their meeting held on May 11, 2022:
 
a)  14-16 West Lancaster Avenue – Ardmore Commercial Historic District, 22-11 – to modify two adjacent
storefronts with new windows, doors, sign band, and a brick base, with a horizontal mullion to be added
across the storefront windows to mimic the transom over the doors, and with new brick to match the brick on
the second and third floor facades as closely as possible, in compliance with Secretary of the Interior's
Standards 9 and 10.
 
b)  25-27 Haverford Station Road, Haverford Station Historic District, 22-10 – to install a hanging sign from a
bracket above the main entrance to the commercial business within the brick gable, with the bracket
attachments to be fastened to mortar joints, in compliance with Secretary of the Interior's Standard 9.
 
c)  4 Station Road, Ardmore Commercial Historic District, 22-13 – to install a flat panel sign with dimensional
acrylic letters and logo, in compliance with Secretary of the Interior's Standard 9.
 
d)  639 Loves Lane, English Village Historic District, 21-33 – to construct an attached garage onto the side of
the residence with front-facing garage doors, with a subcommittee to review refinements including the lowering
of the pent above the garage doors, changing the fascia on the addition to match the existing house, and various
revisions to notes on the construction drawings, in compliance with Secretary of the Interior's Standards 9 and
10.
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  APPROVAL OF HISTORICAL COMMISSION APPLICATION - 768 Mt. Moro Road,
Villanova

Consider for approval the following application as recommended by the Building & Planning Committee at
their meeting held on May 11, 2022:
 
a)  768 Mt. Moro Road, Villanova, Eastfield Carriage House, Class 2, 2022-R-35 – construct a vestibule onto
the rear of the portion of the carriage house to remain, in compliance with Secretary of the Interior’s Standards
9 and 10.
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  PRELIMINARY LAND DEVELOPMENT PLAN - 100 E. Lancaster Avenue, Lankenau,
Wynnewood, Ward 7, 3895

Consider for approval a Preliminary Land Development Plan. The Plan dated February 4, 2022, prepared by
Chester Valley Engineers, Inc., shows the construction of a three-story surgical center with a 28,140 sq. ft.
footprint. The plan also includes the relocation and reconfiguration of surface parking adjacent to the proposed
improvements.
 
The application requires the following relief which was recommended for approval by the Building & Planning
Committee:
 
a. Subdivision and Land Development Code Section 135-7.A to not provide a Tentative Sketch Plan
 
Expiration Date – 5/29/2022.............................................................................................Zoning –MC
Applicant Representative: Denise Yarnoff
Applicant: JoAnn M. Magnatta
Owner: Main Line Hospitals, Inc
 
On May 11, 2022, the Building & Planning Committee recommended approval of the plan subject to the
following conditions which shall be complied with on the Final Plan:
 
Township Engineer’s Review:
 
1.  The Township Engineer’s review letter dated April 26, 2022 shall be incorporated by reference into these
conditions to the extent applicable and the extent the same is not consistent with these conditions of approval.
 
Architectural Elevations/Site Design:
 
2.   Architectural elevations and renderings the proposed building shall be submitted with the Final Plan,
including the proposed materials.
 
3.  All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
 
4. The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on
the ground. If located on the roof, the screening shall be integrated into the architecture of the building to
improve the appearance and better mitigate noise from the unit(s).
 
5. The mean grade of the structure shall be calculated and shown on the Final Plan. The architectural plans
shall be coordinated with and shall comply with the grading proposed with this application.
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Landscape Plan:
 
6.   A revised landscape plan complying with Natural Features Code Section 101-9 and conditions herein shall
be prepared and sealed by a Registered Landscape Architect and submitted with the Final Plan.
 
7.  The applicant shall work with staff to provide native or non-invasive adapted plant species on the landscape
plan.
 
8.  A maintenance and operations plan shall be submitted for the proposed landscaping, street furniture and
other amenities installed as part of this project.
 
9. Landscape improvements provided for this application shall be perpetually maintained in a healthy and/or
sound condition in compliance with Natural Features Code Section 101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. A draft
covenant shall be submitted with the Final Plan.
 
10.  Additional plantings shall be provided on the eastern side of the oxygen tanks to provide screening as
feasible.
 
11. Canopy trees shall be provided adjacent to the relocated ambulance parking area by MOB East.
 
12. The applicant shall work with staff to maintain the current location of Fountain Garden or establish a better
connection between the outdoor improvement and a building entrance.
 
Connectivity:
 
13. The applicant shall study the site and provide a connectivity, mobility, and accessibility analysis showing
future potential improvements that could be made to enhance connectivity on and through the site with a
particular emphasis on walkability from Lancaster Avenue.
 
Stormwater Management:
 
14.  All inlets in non-paved areas within the disturbed area shall be shown to be graded in a twelve (12”) inch
sump condition in order to increase the efficiency of runoff collection. Spot elevations shall be added to the
plan to clarify grading.
 
15.   The limits of the green roof shall be indicated on the PCSM Plan.
 
16. The continued maintenance and operation of the detention basin, green roof, and other facilities shall be the
responsibility of the property owner.  This note shall be clearly indicated on the plan and included in the Deed.
 
Construction:
 
17. The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits.
 
18. 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.
 
19. The stair tread, riser and railings final design must comply with the applicable building code. This shall be
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noted on the plan. The existing steps in conflict with the proposed lower-level building footprint shall be noted
to be removed or relocated.
 
Sustainability:
 
20. The applicant shall consider incorporating green technology into the project including but not limited to
solar panels, geothermal heat and air conditioning, and an electric vehicle charging station. The applicant shall
also consider having no natural gas connections.
 
Utilities:
 
21. 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.
 
22. The proposed sanitary work require permits from the Public Works Department.
 
23. Debris separation for sanitary sewer flows shall be investigated. Consultation with the Public Works
Department is required for the proposed interior traps.
 
Noise & Lighting:
 
24. A noise study shall be submitted following the completion of the project to determine compliance with
Zoning Code Section 155-6.1.H
 
25. 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. The lighting plan shall
also comply with Zoning Code Section 155-6.1.I.
 
26. 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.
 
Standard Conditions of Approval:
 
27.   Demolished facilities, parking striping, and unnecessary text shall be removed from the PCSM Plan for
improved legibility.
 
28. If required by a Township Public Safety Agency, all new buildings shall have approved radio coverage for
emergency responders within the building based upon the existing coverage levels of the public safety
communications systems at the exterior of the building.
 
29.  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.
 
30. 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
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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).
 
31.  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.
 
32. 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.
 
33. 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.
 
34.  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.
 
35. 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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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  SECOND STAGE PLAN – 46 Sandra Court, Bryn Mawr, Ward 6, 3859-L5

Consider for approval a Second Stage Plan. The Plan dated February 11, 2022, last revised April 12, 2022,
prepared by Apex Design & Engineering Group shows a new single-family dwelling with a 3,062 sq. ft.
footprint with an attached three car garage.
 
Expiration Date – N/A……………………………………………………………. Zoning – RA-OSPD
Applicant Representative: Brian Madsen, PE
Applicant: Richard Cutler
Owner: Richard Cutler
 
On May 1, 2022, the Building & Planning Committee recommended approval of the plan subject to the
following conditions which shall be complied with on the Final Plan:
 
Township Engineers Review:
 
1.  The Township Engineer’s review letter dated April 25, 2022, 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.
 
2.  Written approval shall be obtained from the owners of Lot Nos. 4 and 6 for the proposed grading shown
on the Lot 5 second stage plan. The documentation shall be provided as part of the grading permit submission.
 
Stormwater Management:
 
3.  Approval from the Montgomery County Conservation District shall be obtained for the modification of the
sediment trap for the proposed development.
 
4. The connection to the existing infiltration bed shall be investigated. The proposed stormwater conveyance
piping should be connected to the existing pipe on the east side of the property with a sump box or inlet
sumped at least one (1’) foot.
 
5. Dimensions of all proposed impervious areas shall be provided to clearly define the limits.
 
6. The distance from the constructed seepage bed to the structure shall be dimensioned on the plan. Care shall
be taken for the fence installation and construction in close proximity to the seepage bed. Any damage to the
seepage bed shall be reported to the design engineer and repaired in an acceptable manner.
 
Landscape Plan:
 
7. The second stage landscape plan shall be updated to show the required rain garden plantings from the
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overall subdivision plan.
 
8. The proposed landscaping screening the transformer shall be modified if it is determined that the transformer
is more than four feet tall. The revised landscaping shall adequately provide a visual screen to the height of the
proposed transformer.
 
Standard Plan Items/Conditions of Approval:
 
9. Any changes to the approved plans shall require the submission of an as-built plan prior to the issuance of
the Certificate of Occupancy. Building and Planning staff can waive this requirement if the changes are
determined to be insignificant.
 
10. 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.
 
11. 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.
 
12. The owner shall make payment of the Township Engineer’s and/or Clerk of the Works’ inspection fees
within 30 days of presentation. A penalty of 1.5% per month will be due for late payments from the date of
presentation. If any shares are not paid within 60 days of presentation, the Township may elect to suspend any
outstanding permits until all pending charges are settled.
 
13. 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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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  PRELIMINARY LOT LINE CHANGE PLAN - 131 & 159 Old Belmont Avenue, Bala Cynwyd,
Ward 3, 3894

Consider for approval a Preliminary Lot Line Change Plan. The Plan dated September 29, 2021, last revised
April 4, 2022, prepared by Momenee, Inc, shows the conveyance of 22 sq. ft. from 131 to 159 Old Belmont
Avenue. 131 Old Belmont Avenue will decrease in size from 36,643 sq. ft. to 33,314 sq. ft. and the remainder
of 3,329 sq. ft. is being offered for dedication to public right-of-way. The following conditions shall be
complied with on the Final Plan or as otherwise required. 
 
The application requires the following relief which was recommended for approval by the Building & Planning
Committee:
 
1. Subdivision and Land Development Code Section §135-28.A to defer a five foot wide sidewalk which shall
be installed along the property frontage of 131 Old Belmont Avenue if and when required by the Board of
Commissioners. The future sidewalk shall be shown on the final plan and noted as deferred. The requirement
to install the sidewalk which has been deferred shall be recorded in a covenant running with the land.
 
2. Subdivision and Land Development Code Section 135-28.C. to defer a ADA compliant crosswalk which
shall be installed at the corner of 131 Old Belmont Avenue if and when required by the Board of
Commissioners. The future ADA compliant crosswalk shall be shown on the final plan and noted as deferred.
The requirement to install the crosswalk which has been deferred shall be recorded in a covenant running with
the land.
 
Expiration Date – 5/29/2022…………………..……………………..….Zoning – RHR
Applicant Representative: Daniel S. Coval Jr., Esq.
Applicant: Great Renaissance Holdings, LLC & 131 Associates, LP
Owner: Great Renaissance Holdings, LLC & 131 Associates, LP
 
On May 1, 2022, the Building & Planning Committee recommended approval of the plan subject to the
following conditions which shall be complied with on the Final Plan:
 
Township Engineer’s Review:
 
1. The Township Engineer’s review letter dated April 25, 2022 shall be incorporated by reference into these
conditions of approval to the extent the same is not inconsistent with these conditions of approval.
 
Second Stage Plan:
 
2. A second stage plan shall be submitted when any future development on 131 or 159 Old Belmont Avenue is
proposed.
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Site:
 
3. The applicant shall designate and offer, half the width (25 feet) across the entire frontage of 159 Old Belmont
Avenue.
 
4. The portion of the right of way on 159 Old Belmont Avenue identified in Condition No. 7 shall be offered
for dedication, but shall not be accepted until the property is redeveloped. or Old Belmont Avenue is widened.
Standard Conditions of Approval:
 
5. The applicant shall consider a long-term management plan for the removal of the invasive species and vines
in the existing trees on both properties.
 
6. The zoning chart and the impervious surface calculation on the plan shall be revised to reflect the correct
total amount of lot area, primary frontages and setbacks for each proposed lot.
 
7. New deeds shall be recorded subsequent to the recording of the Final Plan, and shall include the designation
and offer of additional right of way extending 25 feet from the centerline of the existing road, across the entire
frontage of 159 Old Belmont Avenue.
 
8. Two copies of the revised plan shall be submitted with all changes highlighted and a letter shall be provided
indicating how each requested revision has been addressed.
 
9. 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 approval by the Board of Commissioners.
 
10. Any changes to the approved plans shall require the submission of an as-built plan prior to the issuance of
the 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. 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.
 
13. 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.
 
14. 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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AGENDA ITEM INFORMATION

COMMITTEE: Parks and Recreation Committee

ITEM:  APPROVAL OF AN EASEMENT AGREEMENT WITH AQUA PENNSYLVANIA AT
MERION BOTANICAL PARK

Consider for approval authorizing the Township Manager to enter into an easement agreement with Aqua
Pennsylvania, Inc. at Merion Botanical Park to facilitate replacement of an existing water main. 
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AGENDA ITEM INFORMATION

COMMITTEE: Parks and Recreation Committee

ITEM:  APPROVAL OF EASEMENT AGREEMENTS WITH THE COMMONWEALTH OF
PENNSYLVANIA

Consider for adoption a resolution authorizing the President of the Board of Commissioners to execute the
Deed of Confirmation of the 1974 Deed, the Deed of Confirmation of the 2001 Deed of Easement, and the
Deed of Easements for property abutting the Flat Rock Dam to the Commonwealth of Pennsylvania.
 

RESOLUTION
 
WHEREAS, the Township of Lower Merion (“Township”) owns  a 35,400 sq.ft. tract of land  lying between
property of the Norfolk Southern Railroad and the Schuykill River which property abuts the Flat Rock Dam
across the Schuylkill River, that dam being operated by the Commonwealth of Pennsylvania
(“Commonwealth”); and
 
WHEREAS, in 1953 the Township conveyed by quitclaim deed (the “1953 Deed”) to the Commonwealth a
30’ x 100’ tract out of the original parcel to allow for construction work on the Flat Rock Dam, this
conveyance being set forth on a plot plan attached as Exhibit “A”, the (“Plan”); and
 
WHEREAS, in 1974 the Township additionally conveyed by quit claim deed (the “1974 Deed”) a 60’ x 80’
parcel out of the original tract to the Commonwealth as shown on the Plan to allow additional construction of
the west end of the dam and, at the same time, granted easements for access to the dam for construction and
maintenance purposes; and
 
WHEREAS, in 2001 the Township conveyed deeds of easement (the “2001 Easements”) to the
Commonwealth as shown on the Plan to allow the construction of a fish ladder to allow fish to swim over the
dam;  and
 
WHEREAS, the Commonwealth is about to undertake an erosion control project immediately adjacent to the
fish ladder and the west end of the dam and requires a temporary construction easements and an additional
permanent easement as shown on the Plan to allow for this work; and
 
WHEREAS, the Commonwealth having determined that the original of the 1974 Deed was never recorded and
the original has been lost, and has further determined that the original 2001 Easements have been lost, and now
desires that these documents be confirmed by recordable deeds; and
 
WHEREAS, the Commonwealth has requested the Township to authorize the execution of the following
documents which it has presented to the Township: a Deed of Confirmation in recordable form  to replace the
lost 1974 Deed, a Deed of Confirmation in recordable form to replace the 2001 Easements, and to grant a
Deed of Easements for two permanent easements and a temporary construct easement to allow the currently
planned erosion control project to take place, all as shown on the Plan; and
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WHEREAS, when the 1953 Deed and the 1974 Deed were executed and conveyed the Township did not
require that a subdivision plan be approved and recorded; therefore, upon request by the Commonwealth, the
Board of Commissioners hereby grants a waiver of the filing of a subdivision plan in conjunction with the
execution of the Deed of Confirmation to replace the lost 1974 Deed. 
 
NOW, THEREFORE, the Board of Commissioners of the Township of Lower Merion hereby resolves that:
 
            Section 1.  The conveyance of the Deed of Confirmation of the 1974 Deed, the Deed of Confirmation
of the 2001 Deed of Easement, and the Deed of Easements to allow the currently planned erosion and control
project to take place are in the public interest and the President of the Board of Commissioners is authorized to
execute those deeds on behalf of the Township. 
 
            Section 2.  The Township Secretary is empowered, authorized and certified to declare to all those
inquiring that any copy of this resolution is true and correct and duly adopted according to law by the Board of
Commissioners.  In making such declaration the Township Secretary shall affix the Seal of the Township of
Lower Merion to any such true and correct copy of this resolution.
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AGENDA ITEM INFORMATION

COMMITTEE: Police Committee

ITEM:  ADOPTION OF PARKING REGULATION REQUEST POLICY

Consider for adoption a Parking Regulation Request Policy as recommended by the Director of Parking
Services.
 

Parking Regulation Request Policy
 

The Parking Services Department works to provide safe and accessible parking that will meet both residential
and commercial needs for Lower Merion Township.  The Department issues hundreds of parking permits,
accommodating numerous parking needs.  Another major aspect of the Parking Services Department, in
conjunction with the Lower Merion Police Department, Traffic Safety Unit, consists of reviewing, inspecting,
and acting on petition requests to implement or amend parking regulations on Township streets, generated by
parking issues observed by residents or Township staff.
 
The intent of this policy is to assist residents, schools, and businesses by creating and/or amending parking
regulations, based on several safety and non-safety standards, as detailed below.  It is important to remember
that all properly registered and inspected vehicles are entitled to available on-street parking.  The Township is
also motivated to provide available parking, for residents, in proximity to their homes.  Residents seeking to
have parking regulations implemented or amended on a street may do so by submitting a Parking Petition
Form.  This petition form can be used for regulations such as Time Zones, No Parking Anytime, No Stopping
or Standing, and No Parking Here to Corner.  Submission of a petition does not guarantee that a request will
be approved.  Please note that requests may take several months for processing as numerous steps are
involved in the application review process.  To ensure a petition is processed in a timely manner, please
complete the following steps.
 

1.      Fill out the Parking Petition Form and Parking Petition Signature Page(s).
 
2.      List and contact every household on the block.

 
3.      If unable to contact a household, the date, time, and method of the attempt to contact the household
should be documented on the petition.

 
4.      If a property is vacant, indicate on the petition that it is vacant.  Vacant residence owners may provide
opinion on new regulation request via e-mail.  Positive or negative opinion must be submitted, if provided.
 
5.      Include a description of the parking issue and its source.  Include information regarding when the
issue occurs, starting/ending point of the issue, and what you believe will resolve the issue.

 
6.      Mail or deliver the completed petition/signature page to the Parking Services Department at the
address listed above or email to ParkingServices@lowermerion.org
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7.      If mailing the forms, please contact the Parking Services office if you have not received confirmation
within two weeks.

 
Disclaimer: Submitting a petition does not guarantee a request will be approved.
 
The Review Process
 
When the Parking Services Department receives the petition, it is reviewed for content.  The petition must
provide a clear description of the parking related issue, when the issue can be observed by Township staff, and
what action the residents believe will resolve the issue.  Incomplete petitions will be returned to the applicant for
completion.  Only completed applications are forwarded for further review.  The support of at least 70% of
residents on the block is generally required to be considered for approval.  Once a complete petition is
received, the following steps occur:
 

1.      The Ward Commissioner is notified that a petition was received.
 
2.      A parking survey is conducted, when required, by the Traffic Safety Unit, to verify the parking or
traffic related issue as well as any safety concerns.  This review includes, but is not limited to, accidents,
traffic violations, and traffic congestion.
 
3.      The Parking Services Director will inspect and evaluate the proposed location of the parking problem
referenced in the petition.  The Parking Services Director’s evaluation will detail dates and times of these
inspections along with his/her observations.  Considerations when analyzing the parking issue include
available off-street parking in the area.  If more than 80% of homes, in the area have available multi-car off-
street parking, a petition for restricted parking may not warrant a recommendation, for approval, to the
Board of Commissioners. However, if significant safety and traffic issues are present and documented by
the Township, the petition for restricted parking will be recommended for approval to the Board of
Commissioners.
 
4.      Any new land development, including but not limited to schools, apartments / condominiums, retail,
or transportation facilities that may potentially create a parking issue will be evaluated once the development
is completed and the anticipated issue can be observed by Township staff. 
 
5.      Upon conclusion of the above evaluation, Township staff will review the request, findings, and
recommendation with the Ward Commissioner.  Township staff will also provide a copy of the Standard
Review Addendum showing findings.

 
6.      The matter, including staff’s recommendation, will then be scheduled for Police Committee
discussion/consideration.  The petitioner will be notified of the date for the Police Committee meeting.
 During this meeting, the Committee will consider whether to recommend to the Board of Commissioners
approval of the request, typically by recommending authorization to advertise an ordinance to implement or
amend parking regulations.  Residents may attend the Police Committee meeting, but it is not required.

 
7.      When the Police Committee and the Board of Commissioners determine whether to grant a petition
for a parking regulation the following criteria will be considered:
 

a.       The recommendation of the LMPD Traffic Safety Unit (if any).
b.      The recommendation of the Parking Department.
c.       The principle that public roads are available to the general public and not reserved for only
resident use.
d.      The principle that residents should have accessible parking within a reasonable distance from
their homes.
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e.       The percentage of residents who have supported the petition.
f.        Absent a safety issue the principle that where a large percentage of properties have off-street
parking available that parking restrictions may not be warranted.
g.      The principle that the Township supports TDM (Transportation Demand Management) and
therefore public transit, so unless necessary for safety, parking should not be restricted in close
proximity to train stations.

 
8.      If the Police Committee makes a recommendation for approval, the Board of Commissioners then
votes on the recommendation at their monthly meeting which is typically held on the third Wednesday of
each month.  If an ordinance is required to implement the requested regulation, adoption of the ordinance
will be considered at the Board’s next stated monthly meeting, typically the following month.  

 
9.      If the regulation is approved by the Board of Commissioners, staff will initiate the process to install
the signage which can take another 20-30 days.

 
10.  After signage is installed, there is a 10-day warning period before violations are issued. The warning
period allows the public time to adapt to the new regulation.    
 

Based on previous petitions and evaluations, there is not one definitive, blanket policy or policies, that can be
enforced for all areas when it comes to parking restrictions.  Each individual area must be evaluated on a
petition-by-petition basis.  
 
If you have any questions about the review and approval process to implement or change a parking regulation,
please contact the Parking Services Department.
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  CONDITIONAL USE APPLICATION – 1 Belmont Avenue, Bala Cynwyd, Ward 9, 3889C

Consider for adoption a resolution approving a Conditional Use application. The applicant seeks Conditional
Use approval, pursuant to Zoning Code Section §155.6.6.E to:
 
a.) Deviate from the build-to line requirement, as required by Zoning Code Section 155.6.6.D.1, to provide
increased building setbacks; and
 
b.) Deviate from the building configuration standards, as required by Zoning Code Section 155-6.6.D.1.f, to
not provide building stepbacks.
 
Expiration Date – 5/31/2022.............................................................................Zoning –CAD-RCA
Applicant Representative: George Broseman
Applicant: Keystone Property Group and Bozzuto Development Company
Owner: Keystone Property Group
 
At their meeting of May 11, 2022, the Building & Planning Committee recommended approval of the following:
 
a.) Deviate from the build-to line requirement, as required by Zoning Code Section 155.6.6.D.1, to provide
increased building setbacks.
 
At their meeting of May 11, 2022, the Building & Planning Committee did not make a recommendation
regarding the following:
 
b.) Deviate from the building configuration standards, as required by Zoning Code Section 155-6.6.D.1.f, to
not provide building stepbacks.
 

RESOLUTION
 
WHEREAS, the Township of Lower Merion received application #3889C from George Broseman on behalf
of KGSB, LLC and Bozzuto Development Group proposing to deviate from building configuration standards
for the build-to line requirement found in Code §155-6.6.D(1)(a) to provide increased building setbacks in
several locations at 1 Belmont Avenue, Bala Cynwyd, Ward 9; and
 
WHEREAS, the application was referred to Pamela M. Loughman, Esq., Hearing Officer, to take testimony
and make recommended Findings of Fact, Conclusions of Law and an Order for the consideration of the
Board of Commissioners; and
 
WHEREAS, following a hearing on the application, the Hearing Officer prepared and has submitted to the
Board of Commissioners her Report in the form of a document styled “Recommendations for Findings of
Fact, Conclusions of Law and Order” whereby the Hearing Officer recommends that the application be
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granted; and
 
WHEREAS, the Board of Commissioners, having reviewed and considered the Hearing Officer’s Report,
wishes to render its decision.
 
NOW THEREFORE, the Board of Commissioners of the Township of Lower Merion hereby resolves:
 
1.      That the Findings of Fact and Conclusions of Law set forth in the attached Report of Pamela M.
Loughman, Esq., Hearing Officer, as they may be relevant to the request to deviate from building configuration
standards for the build-to line requirement and the same are hereby accepted as the Findings of Fact and
Conclusions of Law of the Board of Commissioners in the matter of the application of George Broseman on
behalf of KGSB, LLC and Bozzuto Development Group for the property at 1 Belmont Avenue, Bala
Cynwyd.

 
The Board deems the following order to be appropriate:
 

ORDER
 
ANd Now on this ____ day of ____ 2022 application #3889C for conditional use approval is granted based
on the documents and plans submitted in support of the application all of which are specifically incorporated
herein by reference thereto, subject to the following conditions:
 
a.       The area located adjacent to the intersection of Belmont Avenue and St. Asaph’s Road shall be
appropriately designed with landscape or other streetscape improvements until it is improved in the
future. If the intersection is never improved, the increased setbacks shall remain as open streetscape
space. A landscape plan for this area shall be submitted with the Preliminary Plan.
 
b.      The area located between Building A and North Road shall be appropriately designed with
additional landscape or other streetscape improvements if North Road is shifted away from Building A
creating a deeper setback from the build to line. A landscape plan for this area shall be submitted with
the Preliminary Plan.
 
c.       The architecture for the building facades shall be substantially similar to the design shown on the
presented renderings, which includes building in-set balconies, projecting bays and stepbacks of varied
depths after the ground floor commercial level.
 
d.      The architecture for Building B shall be substantially similar to the design shown on the presented
renderings, which includes covered porticos on the ground floor level; and a plane change/setback and
architectural screening on the full height of the east façade.
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  TENTATIVE SKETCH PLAN - 1 Belmont Avenue, Bala Cynwyd, Ward 9, 3889

Consider for approval a Tentative Sketch Plan. The plan dated November 1, 2021, last revised March 18,
2022, prepared by Bohler Engineering, shows the construction of two buildings. Building A is a seven-story
building with a 34,362 sq. ft. footprint located at the corner of St. Asaphs Road and Belmont Avenue
containing 2,690 sq. ft. of ground floor commercial area, 160 residential dwelling units, and 33 internal parking
spaces. Building B is a five-story building with a 71,111 sq. ft. footprint located at the intersection of City
Avenue and Belmont Avenue containing 24,800 sq. ft. of ground floor commercial area, 118 residential dwelling
units, and a wrapped parking structure with 608 parking spaces. The plan also shows the construction of a
17,215 sq. ft. public gathering space, internal private roadways, and streetscape amenities.
 
Expiration Date – 5/31/2022...........................................................................Zoning –CAD-RCA
 
Applicant Representative: George Broseman
Applicant: Keystone Property Group and Bozzuto Development Company
Owner: Keystone Property Group
 
On May 11, 2022, the Building & Planning Committee recommended approval of the plan 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 March 28, 2022 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.
 
Conditional Use:
 
2.      The applicant shall obtain Conditional Use approval as may be required, including for the modified
setbacks and stepbacks and comply with all applicable conditions.
 
Moderate-Income:
 
3.      The applicant shall designate 10% of the dwelling units for moderate income housing. The applicant shall
meet with Township staff and the ad-hoc affordable housing committee prior to the submission of a
Preliminary Plan to discuss inclusionary housing.
 
Architecture:
 
4.      Architectural elevations and renderings of all sides of the proposed building shall be submitted with the
Preliminary Plan, including proposed materials. A compliance chart demonstrating compliance with the
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applicable architectural standards of Article 6- City Avenue District and Article 3 of the Zoning Code shall be
included.
 
5.      The mean grade of the structures shown shall be verified. Documentation showing the calculations shall
be provided. The architectural plans shall be coordinated with and shall comply with the grading proposed with
this application.
 
6.      The proposed method of visually and audibly screening the proposed mechanical equipment serving the
new buildings shall be submitted with the Preliminary Plan.
 
7.      The applicant shall ensure that the architecture of Buildings A and B relate better to the existing office
building.
 
Landscape Plan:
 
8.      A landscape plan complying with the applicable sections of the Natural Features Code, Greening
Standards, Subdivision & 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.
 
9.      The applicant shall work with the Shade Tree Commission on street tree species along St. Asaphs Road.
Final locations of all street trees shall be subject to the review of the Shade Tree Commission and the Traffic
Safety Unit of the Lower Merion Police Department.
 
10.    The branching height of the street trees shall be increased to eliminate the potential for conflicts with
signage, trucks and pedestrians.
 
11.    Where street tree pits are shown on the approved landscape plans they shall be properly designed to
provide adequate space for root zones based on the species of tree selected and where space exists without
interference from underground utility lines and facilities that exist or that are necessary to service the building or
area. Structural or amended soil shall be used in the tree pits. Applicant shall work with Township Staff on the
details of the street tree pits, which shall be subject to approval of Township Staff.
 
12.    A draft maintenance and operations plan shall be submitted with the Preliminary Plan submission for the
proposed landscaping, street furniture and other amenities installed as part of this project.
 
13.    The applicant shall explore opportunities to integrate stormwater best management practices into the
streetscape and public gathering space design, including the use of permeable pavers.
 
14.    Wooded lot calculations including all viable trees to be removed and impacted by the proposed
construction shall be submitted with the Preliminary Plan submission.
 
15.    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.
 
16.    The loading area associated with Building B shall be appropriately screened to mitigate the view from
adjacent roadways.
 
Public Gathering Space:
 
17.    The applicant shall consider alternate locations for the underground stormwater management system if
appropriate landscaping is not able to be achieved within the public gathering space due to the location of the
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underground stormwater management system.
 
18.    The applicant shall work with staff to ensure that the streetscape and commercial spaces directly adjacent
to the public gathering space are activated. Strategies to activate the space may include but not limited to
designating the adjacent commercial space for retail such as food and beverage which can “spill out” into the
adjoining space and providing outdoor furniture along that façade.
 
19.    The applicant shall investigate removing the third driveway along West Road or relocating it to North
Road. If the West Road driveway cannot be removed or relocated, the applicant shall identify strategies to
minimize pedestrian and vehicular interactions within the public gathering space.
 
20.    The applicant shall investigate shifting the public gathering space to more directly align with the existing
Office building.
 
Site Access & Traffic:
 
21.    The applicant shall modify the two (2) curb cuts proposed on St. Asaphs Road, including combining
them into a single location, moving the curb cut further away from the intersection, and/or limiting movements.
This shall be completed prior to Preliminary Plan submission.
 
22.    Due to the uncertainty of PennDOT’s plans for a roundabout at the Belmont Avenue/St. Asaphs Road
intersection, the applicant shall submit with the Preliminary Plan submission alternate plans showing (1) the
intersection as unimproved and remaining in its current configuration; (2) the intersection improved as shown
on the 2011 Roadway Sufficiency Analysis & Transportation Capital Improvement Plan; or (3) an alternative
design that addresses the traffic impacts identified in the traffic impacts identified in applicants Traffic Study.
 
23.    The area located adjacent to the intersection of Belmont Avenue and St. Asaphs Road shall be
appropriately designed with landscape or other streetscape improvements until it is improved in the future. If
the intersection is never improved, the increased setback shall remain as a streetscape space. A landscape plan
for this area shall be submitted with the Preliminary Plan.
 
24.    The site access and work within the Belmont Avenue and City Avenue area will require PennDOT
approval of a Highway Occupancy Permit.
 
25.    The applicant shall meet with Township staff and PennDOT to make pedestrian routes along Belmont
Avenue coordinated with the pedestrian routes of the 121 City Avenue (Bala Cynwyd Shopping Center), which
will be modified with the initial and full buildout of the property under the east-end redevelopment plans.
 
26.    Curb and sidewalk shall be noted to be repaired or replaced as directed by the Township. 
 
27.    Details of the concrete apron and sidewalk shall be provided. Details must conform to township
standards. These shall be submitted with the Preliminary Plans.
 
28.    The Preliminary Plan submission shall include a plan to accommodate short-term deliveries off street or
in conjunction with on street parking.
 
29.    A full reveal and depressed granite curb detail shall be provided with the Preliminary Plans. The length of
depressed curb for the proposed driveway and any curb to be raised to full reveal shall be dimensioned on the
plan.
 
30.    The applicant shall coordinate with Township staff and SEPTA on the design and placement of the
proposed bus shelter to be located along City Avenue.
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31.    The applicant shall consider how to reduce the width of the curb cut associated with the loading area
associated with Building A located off North Road or how to make other modifications to address the
combined width of the driveway access to Building A and the loading area.
 
32.    Internal crosswalks shall be coordinated with the adjacent internal sidewalks.
 
33.    The applicant shall investigate relocating the services areas so trucks are not exiting onto St.
Asaphs Road.  
 
Traffic:
 
34.    Traffic calming measures shall be provided and shown on the plan for the proposed internal access road.
 
35.    The applicant shall work with staff, the Township Engineer, City Avenue Special Services District, and
SEPTA to promote traffic demand management (TDM) strategies to promote reduced congestion. The
applicant shall submit a statement with the Preliminary Plan identifying TDM strategies to be considered with
the development.
 
36.    The traffic study shall be revised and resubmitted with the Preliminary Plan to address the Township
Engineer’s comments:
 

a)  The TIS anticipates the construction of a roundabout at the intersection of Belmont Avenue and St.
Asaphs Road by PennDOT. The study should identify interim mitigation measures at this intersection and
proposed site driveway configurations if the construction of the roundabout is delayed or canceled.
 
b)  The applicant must confirm the size of the office space to remain and ensure the correct total is used in
the trip generation calculations.
 
c)  The TIS does not include the full buildout of the 1-3 Bala Site, or the full development of the 121 City
Avenue development. The study shall identify the impact of the additional traffic associated with the full
buildout of 121 City Avenue and the first phase of the 1-3 Bala site during the weekday PM peak hour at
the intersection of Belmont Avenue and St. Asaph’s Road and the site driveways.
 
d)  The study includes traffic generation credits for transit usage, internal capture, and pass-by reduction.
Additional information shall be provided to support these reductions, including the National Cooperative
Highway Research Program (NCHRP) worksheets.
 
e)  Additional information must be provided regarding the calculations contained in Table 11.
 
f)  Table 15 appears to indicate Level of Service (LOS) F conditions for the intersection of Belmont
Avenue and St. Asaphs Road in the future condition with construction of the proposed roundabout.
Additional information is required to support these calculations and supplements the synchro analyses in
the Appendix. Additionally, the anticipated Level of Service for each lane approach as outlined in Table 15
should be shown on a Figure that depicts the LOS graphically due to the expansive roadway network.
 
g)  Further analysis, including but not limited to a gap study for the exit movements from proposed North
Road to St. Asaphs Road shall be provided.

 
Stormwater:
 
37.    Erosion control measures shall be provided with the preliminary plans. The proposed construction
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access location shall be indicated. Details that conform to township standards shall be shown.
 
Sustainability:
 
38.    The applicant shall consider incorporating green technology into the project including but not limited to a
green roof, solar panels, geothermal heat and air conditioning and an electric vehicle charging station. The
applicant shall also consider having no natural gas connections.
 
39.    The applicant shall submit a statement with the Preliminary Plan indicating how the Township’s recycling
requirements will be complied with.
 
40.    The applicant shall provide at least 40 electric vehicle parking spaces, which shall include at least 36 in the
private residential parking areas of the garage and at least 4 in the open retail/commercial parking area of the
garage.  The applicant shall install conduit and electrical subpanels within the parking garage to accommodate
future expansion of electric vehicle charging capacities. 
 
41.    The applicant shall appear before and receive comment from the Environmental Advisory Council prior
to appearing before the Planning Commission during the preliminary plan approval phase.
 
Utilities:
 
42.    The applicant shall place all new utilities crossing or within the pedestrian streetscape along the internal
roads and drive completely underground.
 
Plan Requirements:
 
43.    A fill material and topsoil stockpile location shall be provided.
 
44.    Sidewalk and curb shall be noted on the plan to be repaired/replaced at the direction of the township.
 
45.    The location, size, material, and slope of the proposed sanitary lateral shall be shown. Existing locations
and connections shall be provided. Permits from the Public Works Department will be required.
 
46.    The location of all proposed utility services and connection from the mains to the structures served shall
be provided. This must be indicated on the Preliminary Plan.
 
47.    The location of all stormwater conveyance lines within 200’ of the property shall be shown on the plan.
The size, material and structure invert elevations shall be provided.
 
Standard Conditions:
 
48.    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.
 
49.    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.
 
50.    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.
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51.    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.
 
52.    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.
 
53.    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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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  APPROVAL OF HISTORICAL COMMISSION APPLICATION - 100 East Wynnewood Road,
Wynnewood

Consider for approval the following application as recommended by the Building & Planning Committee at
their meeting held on May 11, 2022:
 
a)  100 East Wynnewood Road, Wynnewood, St. Charles Borromeo Seminary, Class 1, 2022-R-5 – various
alterations to buildings and the site to decommission the property by removing religious items and architectural
elements contributing to Catholic liturgical life as detailed in items #1 through #5 below, in compliance with the
Secretary of the Interior’s Standards (SOIS) as indicated, and to remand Item #6 below back to the Historical
Commission for evaluation of other options and, if financial hardship is claimed, the proper process to
determine financial hardship must be followed:
 
1. Removal of freestanding statuary and other grounds features (SOIS 1, 2, 5 and 7)
2. Removal of crosses from gates and fences (SOIS 1, 2, 5 and 7)
3. Removal of religious iconography from carved elements on building facades (SOIS 2 and 9)
4. Removal of rooftop crosses (SOIS 1, 2, 5 and 7)
5. Removal of religious iconography from datestones (SOIS 1, 2, 5 and 7)
6. Removal of stained glass windows with religious iconography (SOIS 2 and 9)
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AGENDA ITEM INFORMATION

COMMITTEE: Finance Committee

ITEM:  PUBLIC HEARING AND ADOPTION OF ORDINANCE - CHAPTER 126, SEWERS -
SANITARY SEWER RENTAL RATE FOR 2022

An Ordinance enacted pursuant to the Code of the Township of Lower Merion, Chapter 126, Sewers, fixing
the amount of the annual Sanitary Sewer Rental fee and establishing the amount of $4.51 as the charge to each
property connected to the Township sanitary sewer system for each 1,000 gallons of water consumed; and
fixing the amount of the annual Sanitary Sewer Rental fee for each property directly connected to the City of
Philadelphia sanitary sewer system as that amount charged by the City of Philadelphia for such service.
 
This Ordinance was authorized for advertisement at a stated meeting of the Board of Commissioners held
April 20, 2022 and duly advertised in the May 1, 2022 and May 8, 2022 editions of the Main Line Times &
Suburban.

ATTACHMENTS:
Description Type
Proposed Ordinance - 2022 Sanitary Sewer Rate Ordinance
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AN ORDINANCE 
 

NO.  
 
 

AN ORDINANCE Enacted Pursuant To The Code Of The 
Township Of Lower Merion, Chapter 126, Sewers, Fixing The 
Amount Of The Annual Sanitary Sewer Rental Fee And 
Establishing The Amount Of $4.51 As The Charge To Each 
Property Connected To The Township Sanitary Sewer System 
For Each 1,000 Gallons Of Water Consumed; And Fixing The 
Amount Of The Annual Sanitary Sewer Rental Fee For Each 
Property Directly Connected To The City Of Philadelphia 
Sanitary Sewer System As That Amount Charged By The City Of 
Philadelphia For Such Service. 

 
 
 The Board of Commissioners of the Township of Lower Merion hereby ordains: 
 
 Section 1.  Water Used or Estimated to Have Been Used.  Pursuant to § 126-9 of the 
Code of the Township of Lower Merion, the Board of Commissioners, upon information 
provided by Aqua America, Inc. (hereinafter called "The Water Company") and secured from 
other sources, does hereby find and compute that the total number of gallons of water used or 
estimated to have been used by consumers connected to the sanitary sewer system in the 
Township in the four quarterly periods used by the Water Company in rendering its bills and 
closely proximate in time to the end of calendar year 2021, as records of the Water Company and 
its schedule of water readings will permit, was approximately 1,624,000 billable gallons, 
including estimated consumption of water by properties which did not secure water from the 
Water Company but which discharged water into the Township sanitary sewers. 
 
 

Section 2.  Finances of Sanitary Sewer Fund.  Pursuant to Chapter 126 of the Code of 
the Township of Lower Merion, the Sanitary Sewer Fund is structured as a separate fund 
sufficient to maintain and operate the sewer system.  The Sanitary Sewer Fund is primarily 
resourced through the annual sanitary sewer rental fee.  Pursuant to § 126-8 of the Code of the 
Township of Lower Merion the annual sewer rental shall be sufficient to meet all operating and 
debt service costs attributable to the Sewer Fund and a minimum fund balance level of 10% of 
annual expenditures. 
 
 
 Section 3.  Amount to be charged each Property.  The Board of Commissioners does 
hereby fix and determine $4.51 per one thousand gallons of water used by properties connected 
with the sanitary sewage system of the Township as the amount to be charged to each property 
connected to the Township sanitary sewer system for the 2022 sanitary sewer rental fee and for 
each year thereafter until revised.  No property shall be billed for less than 20,000 gallons of 
water usage. For those properties in Sewer District #5 that are directly connected to the City of 
Philadelphia sanitary sewer system, the charge shall be that amount billed to the Township by the 
City of Philadelphia for such service.    
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 Section 4.  All Ordinances and parts of Ordinances inconsistent herewith are hereby 
repealed. 

 
 

 Section 5.  Nothing in this Ordinance or in Chapter 126 of the Code of the Township of 
Lower Merion, as hereby amended, shall be construed to affect any suit or proceedings in any 
Court, any rights acquired or liability incurred, any permit issued, or any cause or causes of 
action existing under the said Chapter 126 prior to the adoption of this amendment. 
 
 
 Section 6.  The provisions of this Ordinance are severable, and if any section, sentence, 
clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by any Court of 
competent jurisdiction, such decision of this court shall not affect or impair the remaining 
sections, sentences, clauses, parts or provisions of this ordinance.  It is hereby declared to be the 
intent of the Board that this ordinance would have been adopted if such illegal, invalid, or 
unconstitutional section, sentence, clause, part, or provision had not been included herein. 
 
 
 Section 7.  This Ordinance shall take effect and be in force from and after its approval as 
required by law. 
 
 
 Approved by the Board this    day of                                      , 2022. 
 
 
       BOARD OF COMMISSIONERS OF THE 
       TOWNSHIP OF LOWER MERION 
 
 
       ______________________________ 
       Todd Sinai, President 
ATTEST: 
 
 
___________________________________ 
Jody L. Kelley, Secretary 
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  PUBLIC HEARING AND ADOPTION OF ORDINANCE - CHAPTER 135 SUBDIVISION
AND LAND DEVELOPMENT - Amending this Chapter in its Entirely

An Ordinance to amend the Code of the Township of Lower Merion, Chapter 135, Subdivision and Land
Development Code, amending that chapter in its entirety, revoking the text as it now appears, and adopting the
text attached, including specifically the following Articles: Article 1, General Provisions, Article 2: Definitions;
Article 3: Plan Filing, Processing And Review; Article 4: Design Standards; Article 5: Landscape Standards;
Article 6: Mobile Home Park Standards; Article 7: Improvement Construction Requirements; Article 8: Special
Studies And Reports; Article 9: Administration, Fees And Reports; Article 10: Amendments, Validity And
Repealer; And Article 11: Traffic Impact Fee.
 
This Ordinance was authorized for advertisement at a stated meeting of the Board of Commissioners held
March 16, 2022 and duly advertised in the May 1, 2022 and May 8, 2022 editions of the Main Line Times &
Suburban.

ATTACHMENTS:
Description Type
Issue Briefing - SALDO Adoption Issue Briefing

MCPC Review - SALDO Backup Material

Proposed Ordinance - SALDO Ordinance
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TOWNSHIP OF LOWER MERION 
 

Building & Planning Committee 
 

Issue Briefing  
 
 
Topic:  Subdivision & Land Development Code – Draft 3.0  
 
Prepared by:  Christopher Leswing, Director, Building & Planning Department 
 
Date:  May 11, 2022 
 
 
I. Action To Be Considered By The Board:    

Adoption of the new Subdivision & Land Development Code. 

II. Why This Issue Requires Board Consideration:    

Any amendment to the Subdivision & Land Development Code is subject to the approval of the 
Board of Commissioners.  

III. Current Policy Or Practice (If Applicable):   

The Subdivision and Land Development Code, Chapter 135 of the Township Code (SALDO) 
was originally adopted in 1937. The SALDO has been amended numerous times over the years. 
The new SALDO has been prepared to address future infill and redevelopment and to 
complement the recently updated Zoning Code and implement the recommendations of the 2016 
Lower Merion Township Comprehensive Plan.   

IV. Other Relevant Background Information:    

The Subdivision and Land Development Code, Chapter 135 of the Lower Merion Township 
Code, provides standards for processing land development plans, plan content requirements, and 
general design standards for land development, including the layout of roadways and 
improvements in the right-of-way as authorized by Section 503 of the Pennsylvania 
Municipalities Planning Code.  

Project Timeline: 

The Board of Commissioners directed staff to prepare a new Subdivision & Land Development 
Code to align with the Township’s new Zoning Code, which was adopted in 2020. The initial 
project kick-off meeting was held in November 2020. The update to the Subdivision and Land 
Development Code was divided into the four following phases:  
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• Phase I – Assessment and Analysis – Complete June 2021 
• Phase II – Drafting the SALDO – Completed Fall 2021 
• Phase III – Adoption Process – Spring 2022 

o Authorization for Advertisement of a Public Hearing granted March 16, 2022 
o Montgomery County Planning Commission Act 247 Review- (45 Days)-

submitted March 18, 2022, received April 20, 2002 (Attached). 
o Public Hearing- May 18, 2022 

• Phase IV – Implementation – Summer 2022 

 
The Assessment & Analysis of the Subdivision & Land Development Code was completed and 
presented to the Building & Planning Committee in June 2021. A new webpage devoted to 
sharing information about the development of the Subdivision & Land Development Code was 
launched in the summer of 2021 (www.lowermerion.org/saldo).    

The first draft of the Subdivision & Land Development Ordinance (SALDO) was presented to 
the Building & Planning Committee in October 2021. Staff facilitated three public meetings to 
gather input from advisory bodies and the public and to highlight key differences between the 
current Code and the draft Code. Staff also conducted a thorough interdepartmental review of the 
ordinance.  

In November – December 2021, the Montgomery County Planning Commission worked with 
over a dozen professionals with expertise in planning, engineering, landscape design and 
architecture to test the standards in the new ordinance. A memo summarizing their findings is 
located on the webpage, here. 

As a result of this public engagement process, staff received over 700 suggested edits, 
comments, and/or questions from the public, advisory bodies, staff, and the Montgomery 
County Planning Commission. The vast majority of the edits received were either incorporated 
into Draft 2.0 of the SALDO or addressed with a response from staff. A full list of the 
suggested edits is located on the webpage. 
 
At the January 26, 2022 Building & Planning Committee meeting, the Board considered policy 
issues to provide staff direction regarding which revisions to incorporate into the next edition 
of the draft SALDO. A summary of the policy issues discussed are listed below and the full 
policy memo can be found on the website, here:  
 

1. Community facilities & infrastructure; 
• The inclusion of stormwater elements in the verges along roadways; 

and 
• Recreational land set-aside requirement for new multifamily 

development/fee in-lieu requirement 
2. Sustainability; 

• Requiring a 10-year cost evaluation of energy performance; 
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• Requiring compliance with the Sustainable SITES rating system; 
• Enhancing micromobility standards; and 
• Establishing a Green Points Program.  

3. Landscaping; 
• Expand applicability of tree replacement standards to include trees 

removed two years prior to the land development; 
• Enhance verge design standards; 
• Consider eliminating buffer requirement in front yard/along street 

frontage, especially in commercial areas; 
• Scale planting requirements based on the width of the buffer; 
• Incentivize preservation of large trees outside the buffer; and 
• Refine native planting standards 

4. Broad topics affecting Township policy 
• The use of sharrows in the public right-of-way; 
• Establishing protections for Heritage Trees; and 
• Using a third party to review plantings in the field to verify 

conformance to approved landscape plans. 
5. The role of advisory bodies. 

 
At the March 9th, 2022 Building and Planning Committee meeting, the members discussed the 
outcomes of the policy discussions and the recommended edits to the SALDO. The Committee 
recommended authorization for advertisement of this public hearing for the adoption of the 
SALDO ordinance, which included a couple of minor amendments.   
 
Background: 
 
Applicability of the SALDO – What the SALDO regulates, and what it does not. 
The Subdivision and Land Development Code only applies to applications requiring 
subdivision or land development approval consistent with the Pennsylvania Municipalities 
Planning Code. Lower Merion Township is a thriving, established and built-out community of 
residential neighborhoods, institutional campuses and commercial areas which is not expected 
to significantly change. The Comprehensive Plan and Zoning Ordinance were recently updated 
to protect the established character of the Township. As a result, future land development is 
anticipated to occur on a relatively small number of properties 
 

SALDO Contents: 
The proposed ordinance includes the following Articles:  
Article 1: General Provisions 
Article 2: Definitions 
Article 3: Plan Filing, Processing, and Review 
Article 4: Design Standards 
Article 5: Landscape Standards 
Article 6: Mobile Home Park Standards 
Article 7: Improvement Construction Requirements 
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Article 8: Special Studies and Reports 
Article 9: Administration, Fees, and Enforcement 
Article 10: Amendments, Validity, and Repealers 
Article 11: Traffic Impact Fee.  
 
Major Edit through the Public Process 
The Articles with amendments from the Township’s existing Chapter 135, SALDO are noted 
below: 
 
Article 2: Definitions 

• Modernization 
Article 3: Plan Filing, Processing, and Review 

• Modernization of Plan Submission Requirements and Format Changes.  
Article 4: Design Standards- Focus on Active Transportation & Sustainable Design 

• Updated language for Clarity for 50% of the sections (Modernization) 
• New Sections: 

o Public Gathering Space 
o Complete Streets- Bus Shelters, Bike Amenities, Electric Vehicle Requirements, 

and removal of Cul-de-sacs as a permitted street type.  
Article 5: Landscape Standards- Enhanced Landscape Standards 

• Greater emphasis on the existing environment, species diversity and native requirements. 
• Shade Tree and Large Canopy Trees rewritten to emphasis placement of shade trees to 

the right of way.   
• New Sections: 

o General Landscaping and Buffer Plantings 
o Parking Lot Greening and Landscape Standards 

Article 8: Special Studies and Reports- NEW 
• New Sections:  

o Traffic Impact Study- Clearer guidelines 
o Community Impact Assessment 
o Transportation Demand Management Plan- Lower Merion among the first 

communities in PA to incorporate TDM in SALDO.  
 

The comments received during the process were extremely helpful in the process and the document 
is more tailored to Lower Merion Township because of the valuable input from our advisory 
boards, community groups, and the general public. Staff summarized the comments as follows: 
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There are two other ordinance amendments included with this public hearing, these amendments 
are being offered for your consideration and each relate to the SALDO.   
 
1. Chapter 155- Cross References: All cross references to the Subdivision and Land 

Development Code will need to be updated in the Zoning Code. Since references to the Natural 
Features Conservation relating to landscaping and buffers no longer apply or required updating 
to the refer to the SALDO regulation, these proposed edits are also included. 
• Montgomery County Planning Commission Act 247 Review- (30 Days)-submitted April 

11, 2022, received April 29, 2002 (Attached). 
 
2. Chapter 101- Natural Features Conservation: When the SALDO is adopted, certain sections 

of the Natural Features Conservation Code will become outdated and replaced by the updated 
SALDO regulations.  
• Montgomery County Planning Commission Act 247 Review-submitted March 18, 2022, 

received April 19, 2002 (Attached). 
 

 
V. Impact on Township Finances:    

There will be no impact on Township finances.   

VI. Staff Recommendation  

Staff recommends the Board of Commissioners adopt the new Subdivision and Land 
Development code Draft 3.1 and the supplemental code amendments.  
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Scott France, AICP 

EXECUTIVE DIRECTOR 

 

 

April 20, 2022 

 
Mr. Christopher Leswing, Director of Building & Planning 
Building & Planning Department 
Township of Lower Merion 
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re: MCPC #22-0074-001 
SALDO-Draft-3.1-Full 
Township of Lower Merion 
 
 

Dear Mr. Leswing, 

We have reviewed the above-referenced subdivision and land development ordinance in accordance with 
Section 504 of Act 247, “The Pennsylvania Municipalities Planning Code,” as you requested on March 18, 
2022. We forward this letter as a report of review and recommendations. 

BACKGROUND  

Lower Merion Township proposes to adopt a new subdivision and land development ordinance (SALDO) to 
replace their current subdivision and land development ordinance. The subdivision and land development 
ordinance will consist of the following articles:  

• Article 1: General Provisions contains information related to enactment, contents, purpose & intent, 
interpretation, jurisdiction, and waiver of requirements 

• Article 2: Definitions includes definitions for key terms and abbreviations used in the code  
• Article 3: Plan Filing, Processing, and Review contains a description of the types of plans, plan 

requirements, and review procedures  
• Article 4: Design Standards contains design standards and requirements related to preservation and 

protection of existing vegetation, complete streets, utilities, stormwater management, etc. 
• Article 5: Landscape Standards contains landscape standards and requirements related to shade trees, 

buffer planting, parking lot greening, greening standards, natural resource protection area planting, and 
general landscape design criteria and plant material planting specifications 

• Article 6: Mobile Home Park Standards contains standards related to mobile home parks 
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Mr. Christopher Leswing, 
Director of Building & Planning 
 

April 20, 2022 

 

 • Article 7: Improvement Construction Requirements contains information related to guarantees of 
completed improvements, private maintenance of improvements, etc. 

• Article 8: Special Studies and Reports contains standards for transportation impact studies, conservation 
plan analyses, community impact assessments, and transportation demand management plans 

• Article 9: Administration, Fees, and Enforcement contains information related to general administration, 
fees and costs, and enforcement 

• Article 10: Amendments, Validity, and Repealer contains information related to amendment procedures, 
validity, and repealer 

• Article 11: Traffic Impact Fee contains information related to the establishment and administration of 
Transportation Service Areas 

COMPREHENSIVE PLAN COMPLIANCE  

The township’s proposed rewrite of their subdivision and land development ordinance is generally 
consistent with several goals of the Montgomery County Comprehensive Plan, Montco 2040: A Shared 
Vision, including to “enhance community character and protect neighborhoods” and to “encourage 
development and transformative investment where infrastructure already exists.”  

The township’s efforts to adopt a new subdivision and land development ordinance are also generally 
consistent with the statement from the 2016 Lower Merion Township Comprehensive Plan that “the 
Subdivision and Land Development Code should be updated to better address infill and retrofit challenges.” 

RECOMMENDATION 

We commend the township for completing a comprehensive rewrite of their subdivision and land 
development ordinance to reflect many recommendations of their 2016 comprehensive plan, as well as to 
incorporate many planning best practices, such as encouraging complete streets, electric vehicle charging 
stations, and green parking.  

We recognize that the township has considered our comments on previous versions of the draft SALDO and 
incorporated them, where deemed appropriate. We also recognize that the proposed SALDO represents the 
township’s desired development standards, and that where the zoning ordinance differs slightly, such as in 
terms of the minimum size and maximum percentage of landscaping related to public gathering spaces, the 
intent is that the zoning ordinance will be updated to reflect the proposed standards in the SALDO. 

The Montgomery County Planning Commission (MCPC) generally supports the township’s proposed 
subdivision and land development ordinance without further comment. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the township’s proposed subdivision and land 
development ordinance without further comment as we have not identified any significant issues. 

Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposed amendments will be made by the 
municipality. 
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Mr. Christopher Leswing, 
Director of Building & Planning 
 

April 20, 2022 

 

 Should the governing body adopt the proposed subdivision and land development ordinance, Section 504 of 
the Municipalities Planning Code requires that we be sent an official copy within 30 days. 

Sincerely, 

 
Marley Bice, AICP, Principal Community Planner II 
610-278-3740 – mbice@montcopa.org  
 
c: Ernie B. McNeely, Twp. Manager 

Gilbert P. High, Jr., Esq., Twp. Solicitor 
Edward P. Pluciennik, P.E., Twp. Engineer 
Charles Doyle, Twp. Dir. of Planning 
Jillian Puleo-Dierks, Twp. Planner 
Adam Thomas, Twp. Planner 
Colleen Hall, Twp. Planner & GIS Technician 
Holly Colello, Twp. Planning Technician 
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AN ORDINANCE 
 

NO. ___________ 
 

 
AN ORDINANCE To Amend The Code Of The Township Of 
Lower Merion, Chapter 135, Subdivision and Land 
Development Code, Amending That Chapter In Its Entirety, 
Revoking The Text As It Now Appears, And Adopting The Text 
Attached, Including Specifically The Following Articles: Article 
1, General Provisions, Article 2: Definitions; Article 3: Plan 
Filing, Processing And Review; Article 4: Design Standards; 
Article 5: Landscape Standards; Article 6: Mobile Home Park 
Standards; Article 7: Improvement Construction Requirements; 
Article 8: Special Studies And Reports; Article 9: 
Administration, Fees And Reports; Article 10: Amendments, 
Validity And Repealer; And Article 11: Traffic Impact Fee.    

 
 

The Board of Commissioners of the Township of Lower Merion does hereby enact and 
ordain:  

 
Section 1.    The Code of the Township of Lower Merion, Chapter  135, Subdivision and 

Land Development, shall be amended in its entirety thus effecting a comprehensive revision of the 
Subdivision and Land Development Code, revoking the text of Chapter 135 as it now appears, and 
adopting by reference the printed text attached hereto, which text has been accepted for adoption by 
the Board of Commissioners, and consists of  the following Articles:  Article 1, General Provisions, 
Article 2: Definitions; Article 3: Plan Filing, Processing and Review; Article 4: Design Standards; 
Article 5: Landscape Standards; Article 6: Mobile Home Park Standards; Article 7: Improvement 
Construction Requirements; Article 8: Special Studies and Reports; Article 9: Administration, Fees 
and Reports; Article 10: Amendments, Validity and Repealer; And Article 11: Traffic Impact Fee.   

  
 

 Section 2.   The revision of the Subdivision and Land Development Code hereby 
enacted was introduced to the Board of Commissioners more than thirty (30) days prior to the 
date of this enactment and first notice of the intent to enact this revision, specifying its general 
nature and listing its table of contents has been given by advertisement in a newspaper of general 
circulation in the Township at least fifteen (15) days prior hereto.   
 
 

Section 3.   The Township Secretary is hereby authorized to advertise the fact that this 
ordinance was finally enacted following the date hereof making reference to the previously 
advertised intent of the Board of Commissioners to do so.   
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Section 4.  Nothing in this Ordinance or in Chapter 135  of the Code of the Township of 
Lower Merion, as hereby amended, shall be construed to affect any suit or proceedings in any 
Court, any rights acquired or liability incurred, any permit issued, or any cause or causes of 
action existing under the said Chapter 135  prior to the adoption of this amendment. 
 
 
 Section 5.   The provisions of this Ordinance are severable, and if any section, 
sentence, clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by 
any Court of competent jurisdiction, such decision of this court shall not affect or impair the 
remaining sections, sentences, clauses, parts or provisions of this ordinance.  It is hereby 
declared to be the intent of the Board that this ordinance would have been adopted if such illegal, 
invalid, or unconstitutional section, sentence, clause, part, or provision had not been included 
herein. 
 
 Section 6. This Ordinance shall take effect and be in force from and after its approval 
as required by law. 
 
 Approved by the Board this        day of                                         , 2022,. 
 
 
       BOARD OF COMMISSIONERS OF THE 
       TOWNSHIP OF LOWER MERION 
 
 
 
       ______________________________ 
       Todd M. Sinai, President 
 
ATTEST: 
 
 
___________________________________ 
Jody L. Kelley, Secretary 
 
 
 
THE FULL TEXT OF THE PROPOSED SUBDIVISION AND LAND DEVELOPMENT 
ORDINANCE VERSION 3.0 CAN BE ACCESSED HERE. 
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  PUBLIC HEARING AND ADOPTION OF ORDINANCE - CHAPTER 155- ZONING CODE
- Various Amendments for consistency with the Proposed Subdivision and Land Development Ordinance

An Ordinance to amend the Code of the Township of Lower Merion, Chapter 155, entitled Zoning, Article II,
Definitions, to amend the definitions of electric vehicle, electric vehicle charging station and electric vehicle
parking space; to add definitions for electric vehicle charging levels – level 3 and electric vehicle readiness
standards; to remove the definition of electric vehicle charging station – infrastructure; and to amend Article III,
General to Districts, by adjusting references to other sections of the Lower Merion Code to accurately refer to
them.
 
This Ordinance was authorized for advertisement at a special meeting of the Board of Commissioners held
April 6, 2022 and duly advertised in the May 1, 2022 and May 8, 2022 editions of the Times Herald.

ATTACHMENTS:
Description Type
MCPC Review - EV Definitions & Zoning Code Cross References Backup Material

Proposed Ordinance - EV Definitions & Zoning Code Cross
References

Ordinance
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MONTGOMERY COUNTY 

BOARD OF COMMISSIONERS 

VALERIE A. ARKOOSH, MD, MPH, CHAIR  

KENNETH E. LAWRENCE, JR., VICE CHAIR 

JOSEPH C. GALE, COMMISSIONER 

 

MONTGOMERY COUNTY 

PLANNING COMMISSION 

MONTGOMERY COUNTY COURTHOUSE • PO BOX 311 

NORRISTOWN, PA 19404-0311 

610-278-3722• FAX: 610-278-3941 

WWW.MONTCOPA.ORG 

 

Scott France, AICP 

EXECUTIVE DIRECTOR 

 

 

 

April 29, 2022 

 
Mr. Christopher Leswing, Director of Building & Planning 
Building & Planning Department 
Township of Lower Merion 
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re: MCPC #22-0100-001 
Draft Ordinance – EV Definitions & Zoning Cross References 
Township of Lower Merion 
 
 

Dear Mr. Leswing, 

We have reviewed the above-referenced zoning ordinance text amendments in accordance with Section 609 
of Act 247, “The Pennsylvania Municipalities Planning Code” as you requested on April 11, 2022. We forward 
this letter as a report of review and recommendations. 

BACKGROUND  

The township is proposing several amendments to the township’s zoning ordinance including: 

 New definitions related to electric vehicles 

 Updated references to sections of the Natural Features Code (Chapter 101) and the Subdivision and 
Land Development Ordinance (Chapter 135) to reflect proposed section number amendments 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the township’s proposed zoning 
ordinance amendments without comment. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the township’s proposed zoning ordinance amendments 
without comment as we have not identified any significant issues. 
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Mr. Christopher Leswing, 
Director of Building & Planning 
 

April 29, 2022 

 

 Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposed amendments will be made by the 
municipality. 

Should the governing body adopt these proposed zoning ordinance text amendments, Section 609 of the 
Municipalities Planning Code requires that we be sent an official copy within 30 days. 

Sincerely, 

 
Marley Bice, AICP, Principal Community Planner II 
610-278-3740 – mbice@montcopa.org  
 
c: Ernie B. McNeely, Twp. Manager 

Gilbert P. High, Jr., Esq., Twp. Solicitor 
Edward P. Pluciennik, P.E., Twp. Engineer 
Charles Doyle, Twp. Dir. of Planning 
Jillian Puleo-Dierks, Twp. Planner 
Adam Thomas, Twp. Planner 
Colleen Hall, Twp. Planner & GIS Technician 
Holly Colello, Twp. Planning Technician 
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AN ORDINANCE 
 

NO. _________ 
 
 

AN ORDINANCE To Amend The Code Of The Township Of 
Lower Merion, Chapter 155, Entitled Zoning, Article II, 
Definitions, To Amend The Definitions Of Electric Vehicle, 
Electric Vehicle Charging Station And Electric Vehicle Parking 
Space; To Add Definitions For Electric Vehicle Charging Levels 
– Level 1, Electric Vehicle Charging Levels – Level 2, Electric 
Charging Levels – Level 3 And Electric Vehicle Readiness 
Standards; To Remove The Definition Of Electric Vehicle 
Charging Station – Infrastructure; And To Amend Article III, 
General To Districts, By Adjusting References To Other 
Sections Of The Lower Merion Code To Accurately Refer To 
Them. 

 
The Board of Commissioners of the Township of Lower Merion hereby ordains: 
 

Section 1. The Code of the Township of Lower Merion, Chapter 155, entitled Zoning, 
Article II, Definitions, the definition of Electric Vehicle (EV), Electric Vehicle Charging Station 
(EVCS), and Electric Vehicle Parking Space, shall be revised to provide as follows:  

 
Article II: Definitions 

 
ELECTRIC VEHICLE (EV) 
Overall term for vehicles that derive all or part of their power from electricity supplied by 
the electric grid. They include AEVs, HEVs and PHEVs. 
 
ELECTRIC VEHICLE CHARGING STATION (EVCS) 
A public or private parking space that is served by battery charging station equipment 
that has as its primary purpose the transfer of electric energy (by conductive or inductive 
means) to a battery or other energy storage device in an EV. 
 
ELECTRIC VEHICLE PARKING SPACE 
Any designated parking space that is provided to allow EV access and use of an EVCS. 

 
Section 2. The Code of the Township of Lower Merion, Chapter 155, entitled Zoning, Article II, 
Definitions, shall be amended by the addition in alphabetical order of the following:   
 

ELECTRIC VEHICLE CHARGING LEVELS - Level 1 
A method that provides charging for an EV battery using a 120V single-phase electric 
service with a 15A or 20A circuit breaker. This method is considered slow speed 
charging and does not require any special EV charging equipment. 
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ELECTRIC VEHICLE CHARGING LEVELS - Level 2  
A method that provides charging for an EV battery using a 240V/208V single-phase or 
three-phase electric service with a 40A to 100A circuit breaker. This method is 
considered medium speed charging and requires the installation of specialized EV 
charging equipment at the EVCS. 
 
ELECTRIC VEHICLE CHARGING LEVELS - Level 3 
A method also known as direct current fast charging (DCFC) that provides charging for 
an EV battery using a 480V three-phase electric service. This method is considered high 
speed and requires the installation of highly specialized, high-powered EV charging 
equipment as the EVCS and in the EV. 
 
ELECTRIC VEHICLE READINESS STANDARDS  
Pre-construction installation of dedicated EV charging infrastructure to minimize the post 
construction cost and effort. 

 
Section 3. The Code of the Township of Lower Merion, Chapter 155, entitled Zoning, 

Article II, Definitions, shall be amended by the deletion of the definition of Electric Vehicle 
Charging Station Infrastructure. 

 
ELECTRIC VEHICLE CHARGING STATION INFRASTRUCTURE 
Structures and equipment, including necessary electric power usage-related infrastructure, 
to support the operation of an electric vehicle charging station, including distribution of 
electric power from the grid, and metering of delivered power. 
 
Section 4. The Code of the Township of Lower Merion, Chapter 155, entitled Zoning, 

Article III, General to Districts , shall be amended to revise references to sections of Chapter 
101, Natural Features Code, and Chapter 135, Subdivision and Land Development, that chapter 
and various section numbers within it having been amended, the revised Chapter 155 places of 
reference to now provide as follows: 

 
155-3.5. B(1)(e):  Public gathering space, in compliance with Chapter 135, Subdivision 
and Land Development, §135-4.6B and only in VC and TC Districts.  
 
155-3.10 B.  Landscape buffer design standards shall be as established in Chapter 135, 
Subdivision and Land Development, §135-5.2, 135-5.7; and §135-5.8. 
 
155-3.10 C.  Landscape buffers shall, in the opinion of the Director of Building and 
Planning, provide a visual screen, as outlined in Chapter 135, Subdivision and Land 
Development, §135-5.2 C(4). Pedestrian access through the buffer shall not be limited. 
 
155-3.10 D(1)   Where required, landscape buffers shall be used for no other purpose 
than planting and screening, with the exception of pedestrian pathways, and shall 
conform to the landscape  buffer  requirements in Chapter 135, Subdivision and Land 
Development. 
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155-3.10 E.   Greening standards in Chapter 135, Subdivision and Land Development, 
§135-5.5 shall apply in TC, VC, BMV, RHR, and CAD Districts. 
 
155-3.10 F.  Shade tree and Large Canopy Trees standards in Chapter 135, Subdivision 
and Land Development, §135-5.1 shall apply in all districts, unless otherwise specified in 
the underlying district. 
 
155-4.4 C(4). All properties in the institutional district, shall conform to Article IV, 
District Specific Standards, Article V, Uses, Article X, Supplemental Use Regulations, 
Article XI, Process and Procedures, and Chapter 135, Subdivision and Land 
Development, Article III, Plan Requirements. 
 
155-6.2 F(1) Landscaping for the Bryn Mawr Medical District shall be provided in 
accordance with Chapter 135, Subdivision and Land Development, §135-5: Landscape 
Standards. 
 
155-6.3 B(3)(b)  Shall be separated from the from the curbline by a minimum ten-foot-
wide planted  strip.  The distance may be modified as the sidewalk approaches a common 
property line as necessary to allow the free flow of pedestrian and bicycle traffic to an 
existing pedestrianway on an adjacent property. In accordance with Chapter 135, 
Subdivision and Land Development §135-4, the Board of Commissioners shall have the 
right to require the landowner to provide such easement as is reasonably necessary so that 
if a pedestrianway on an adjacent parcel does not, as of the date of a development of a 
parcel, comply with these development design standards but is later brought into 
compliance, the landowner's pedestrianway can be connected to the complying 
pedestrianway on  the adjacent parcel. 
 
155-6.3 I(2).  Views into any lot which becomes vacant through the removal of a 
structure shall be screened by planting street trees and providing a six-foot-wide 
landscaped area with a continuous row of shrubs with a height of at least two feet. The 
greening standards set forth in §155-3.10, Landscape standards, and Chapter 135, 
Subdivision and Land Development, §135 5.5, Greening standards, shall apply. 
 
155-6.4 B(4)  Greening standards. In the BMV1, BMV2, BMV3 and BMV4 Village 
Districts the greening standards set forth in Chapter 135, Subdivision and Land 
Development, at §135 5.5, Greening standards, shall  apply. 
 
155-6.6 H(8)(b)   The applicant shall demonstrate compliance with Chapter 135, 
Subdivision and Land Development, §135- 8.2 and show that the proposed use does not 
create unsafe traffic conditions due to queues extending out into adjacent rights-of-way 
and/or create site obstructions at the points of ingress and egress. 
 
155-6.6 K(2)  The greening standards set forth in Chapter 135, Subdivision and Land 
Development, §155-3.10, Landscape standards, and Chapter 135, Subdivision and Land 
Development, §135 5.5, shall apply. 
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Table 6.6.5.  Off site traffic improvement (OSTI)  (2) When a fee in lieu of the 
improvements is made, the funds shall be administered in accordance with the provisions 
established in Chapter 135, Subdivision and Land Development, §135-11.13.   
 
155-6.8 H(1)  Greening standards. The greening standards set forth in Chapter 135, 
Subdivision and Land Development, at §135 5.5, shall apply. 
 
Table 6.8.1  Off site traffic improvement (OSTI)  (2).  When a fee in lieu of the 
improvements is made, the funds shall be administered in accordance with the provisions 
established in Chapter 135, Subdivision and Land Development §135-11.13 of the 
Subdivision and Land Development chapter. 
 
155-7.2 B(3)  The applicant shall establish that development, including site improvement, 
lot design and open space configuration, preserves natural features and environmentally 
sensitive areas in  accordance with Chapter 101, Natural Features Conservation, 
preserves historic sites and in all other respects complies with Chapter 135, Subdivision 
and Land Development. 
 
155-7.2 B(4)(a).  That conventional development will preserve natural and scenic 
features, historic sites and historic resources to a degree equal to or greater than 
development under the Open Space Overlay District would permit. The applicant may be 
required to protect such features, sites and resources from further development with 
appropriate covenants running with the land. Where development of less than the entire 
parcel is intended or where the parcel is intended to be developed at less density   than 
conventional development would permit, the applicant may be required to file a 
development plan for the entire parcel pursuant to Chapter 135, Subdivision and Land 
Development, §135-Table 3.1, or may be required to regulate further subdivision and/or 
development on the remainder of the tract by recorded covenant or agreement. 
 
155-7.2 F(2).  Applicants for new residential development may fulfill the recreation 
land dedication requirements in Chapter 135, Subdivision and Land Development, 
§135-4.6C, by dedicating an equivalent amount of preservation area as recreation land. 
 
155-8.6 A(4)   Electric vehicle parking spaces.   See Chapter 135, Subdivision and Land 
Development, §135-4.9R. 
 
155-10.4 C.  A buffer area shall be provided along the full length of all side and rear lot 
lines where a property abuts a LDR, MDR1 or MDR2 District. The buffer area shall be 
not less than 20 feet in width. The applicant shall also comply with the landscape design 
standards, site maintenance and guaranty provisions of Chapter 101, Natural Features 
Conservation, §§101-10 and 101-11, and Chapter 135, Subdivision and Land 
Development, §135-5.2. 
 
155-11.1 G(7)(b)   Buffer area plantings shall comply with Chapter 101,  Natural 
Features Conservation, §101 9A through E, which may include existing, healthy trees and 
shrubs. 
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155-11.2 E(6)(g)[2].   Buffer area plantings shall comply with Chapter 101,  Natural 
Features Conservation, §101 9A through E which may  include existing, healthy trees and 
shrubs. 
 
 
Section 5. Nothing in this Ordinance or in the Code of the Township of Lower Merion, as 

hereby amended, shall be construed to affect any suit or proceedings in any Court, any rights 
acquired or liability incurred, any permit issued, or any cause or causes of action existing under 
the said Code of the Township of Lower Merion prior to the adoption of this amendment.  
 

Section 6. The provisions of this Ordinance are severable, and if any section, sentence, 
clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by any Court of 
competent jurisdiction, such decision of this court shall not affect or impair the remaining 
sections, sentences, clauses, parts or provisions of this ordinance. It is hereby declared to be the 
intent of the Board that this ordinance would have been adopted if such illegal, invalid or 
unconstitutional section, sentence, clause, part or provision had not been included herein.  
 

Section 7. The provisions of this Ordinance are severable, and if any section, sentence, 
clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by any Court of 
competent jurisdiction, such decision of this court shall not affect or impair the remaining 
sections, sentences, clauses, parts or provisions of this ordinance. It is hereby declared to be the 
intent of the Board that this ordinance would have been adopted if such illegal, invalid or 
unconstitutional section, sentence, clause, part or provision had not been included herein.  

 
Section 8.  This Ordinance shall take affect and be in force from and after its approval as 

required by law.  
   
Approved by the Board of Commissioners of the Township of Lower Merion this         

day of                 , 2022.  
  

       BOARD OF COMMISSIONERS OF THE 
       TOWNSHIP OF LOWER MERION 
 
 
       ______________________________ 
       Todd M. Sinai, President 
ATTEST: 
 
 
___________________________________ 
Jody L. Kelley, Secretary 
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AGENDA ITEM INFORMATION

COMMITTEE: Building and Planning Committee

ITEM:  ADOPTION OF ORDINANCE - CHAPTER 101, NATURAL FEATURES CONSERVATION
- Various Amendments for consistency with the proposed Subdivision and Land Development Code

An Ordinance to amend the Code Of The Township Of Lower Merion, Chapter 101, Natural Features
Conservation, Articles I through IV, to revise the definition of wooded lot; to correct site references to other
portions of the Township Code; to establish a new set of Minimum Planting Standards for Residential And
Non-Residential Development; to mandate compliance with The Subdivision And Land Development Code’s
Landscape Requirements rather than establish similar requirements in Chapter 101; to remove provisions for
planting street trees and preparation of a Conservation Plan which Conflict With The Subdivision And Land
Development Code.
 
This Ordinance was authorized for advertisement at a stated meeting of the Board of Commissioners held
March 16, 2022 and duly advertised in the May 1, 2022 and May 8, 2022 editions of the Main Line Times &
Suburban.

ATTACHMENTS:
Description Type
MCPC Review - Natural Features Amendment Backup Material

Proposed Ordinance - Natural Features Amendment Ordinance
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MONTGOMERY COUNTY 

BOARD OF COMMISSIONERS 

VALERIE A. ARKOOSH, MD, MPH, CHAIR  

KENNETH E. LAWRENCE, JR., VICE CHAIR 

JOSEPH C. GALE, COMMISSIONER 

 

MONTGOMERY COUNTY 

PLANNING COMMISSION 

MONTGOMERY COUNTY COURTHOUSE • PO BOX 311 

NORRISTOWN, PA 19404-0311 

610-278-3722• FAX: 610-278-3941 

WWW.MONTCOPA.ORG 

SCOTT FRANCE, AICP 
EXECUTIVE DIRECTOR 

 

 

 

April 19, 2022 

 
Mr. Christopher Leswing, Director of Building & Planning 
Building & Planning Department 
Township of Lower Merion 
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re: MCPC #22-0075-001 
Natural Features Conservation Amendments 
Township of Lower Merion 
 
 

Dear Mr. Leswing, 

We have reviewed the above-referenced natural features conservation ordinance amendments as you 
requested on March 18, 2022. We forward this letter as a report of review and recommendations. 

BACKGROUND  

Lower Merion Township proposes to adopt several amendments to their natural features conservation 
ordinance based on the proposed new subdivision and land development ordinance (SALDO) which will 
include expanded landscape standards. The proposed amendments include a revised definition for “wooded 
lot,” several updated references to section numbers in the zoning ordinance and proposed SALDO, and 
revisions to the minimum planting standards based on the proposed SALDO. 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the township’s proposed natural 
features conservation ordinance amendments without further comment. 

CONCLUSION 

We wish to reiterate that MCPC supports the proposed natural features conservation ordinance 
amendments without comment as we have not identified any significant issues. 
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Mr. Christopher Leswing, 
Director of Building & Planning 
 

April 19, 2022 

 

 Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposed amendments will be made by the 
municipality. 

Sincerely, 

 
Marley Bice, AICP, Principal Community Planner II 
610-278-3740 – mbice@montcopa.org  
 
c: Ernie B. McNeely, Twp. Manager 

Gilbert P. High, Jr., Esq., Twp. Solicitor 
Edward P. Pluciennik, P.E., Twp. Engineer 
Charles Doyle, Twp. Dir. of Planning 
Jillian Puleo-Dierks, Twp. Planner 
Adam Thomas, Twp. Planner 
Colleen Hall, Twp. Planner & GIS Technician 
Holly Colello, Twp. Planning Technician 
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AN ORDINANCE 
 

NO. __________ 
 
 

AN ORDINANCE To Amend The Code Of The Township Of 
Lower Merion, Chapter 101, Natural Features Conservation, 
Articles I through IV, To Revise The Definition Of Wooded Lot; 
To Correct Site References To Other Portions Of The Township 
Code; To Establish A New Set Of Minimum Planting Standards 
For Residential And Non-Residential Development; To Mandate 
Compliance With The Subdivision And Land Development 
Code’s Landscape Requirements Rather Than Establish Similar 
Requirements In Chapter 101; To Remove Provisions For 
Planting Street Trees And Preparation Of A Conservation Plan 
Which Conflict With The Subdivision And Land Development 
Code.  

 
The Board of Commissioners of the Township of Lower Merion hereby ordains: 
 
Section 1. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article I, General Provisions, §101-3, Definitions, the definition 
of Wooded Lot, shall be amended to provide as follows:  

 
Article I, General Provisions 
 
 §101-3.   Definitions 
 

As used in this chapter, the following terms shall have the meanings indicated: 
 

* * * * * * * 
 

Wooded Lot.  Any lot having more than one viable tree of a caliper of six 
inches or greater. 

 
Section 2. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article II, Minimum Conservation Standards, §101-5, Site 
Planning, Subsection B, Conservation of woodlands and other vegetation, paragraph (1) thereof, 
and Subsection D, Conservation of wetlands, shall be amended to provide as follows:  
 

Article II, Minimum Conservation Standards 
 

§ 101-5. Site planning. 

 
* * * * * * * 
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B. Conservation of woodlands and other vegetation. 

(1) Except in conjunction with routine property maintenance, the following 
regulations shall apply: 

 

(a) Healthy, well-stocked woodlands or wooded lots. 
No wooded lot, whether created by subdivision or 
currently existing, shall be disturbed in such a manner 
that the number of viable trees having a dbh of six 
inches or greater on the lot prior to any disturbance 
shall be reduced by more than 25% by such 
disturbance. In instances where disturbance or tree 
cutting of more than 25% of those existing viable 
trees having a dbh of six inches or greater is 
unavoidable or considered desirable in accordance 
with sound forest management practices, the 
individual removing such trees shall replace those 
removed  in excess of 25% with new plantings as 
required in Zoning Code Section 155-7.5, Wooded 
Lot Overlay and Appendix Chapter A177. The 
Township Arborist shall have discretion to require 
renovated unhealthy or unsafe trees having a dbh of 
six inches or greater and shall have discretion to 
substitute vegetation other than trees for required tree 
plantings. Design, maintenance and guaranty of such 
plantings shall  be  in  conformance  with 

 
(b) §§ 101-10 and 101-11 of this chapter. Every 
effort shall be made to retain as much woodland as 
possible of a size and configuration which will 
promote its growth and  natural regeneration. 

(c)(b) Disturbance to vegetation other than 
woodlands which provides wildlife food and cover or 
visual amenity shall be minimized. This may include, 
but not necessarily be limited to, single or groups of 
specimen trees, hedgerows, formal gardens and other 
vegetation not considered as woodland. 

(d)(c) In the event that grading will be 
performed on a site which shall result in the removal 
of more than 50% of the vegetation on the site at any 
time, a permit shall be required in accordance with the 
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provisions of Chapter 121, Stormwater Management 
and Erosion Control, § 121-5, Erosion control 
requirements, regardless of whether such a permit is 
otherwise required. 

 
* * * * * * * 

 

 D.    Conservation of wetlands. 
 

(1)  Should the existence of wetlands be indicated as per the 
requirements of § 101-14A(3), a wetlands delineation shall be 
performed by a licensed professional engineer, hydrogeologist, 
soil scientist or similarly qualified professional experienced in 
wetlands ecology, selected by the applicant. Plans shall be 
submitted to the Township for review which show the 
delineation and indicate any disturbance of wetlands anticipated. 
The qualifications of the consultant performing the delineation 
shall be submitted with such plans. Further, unless it is clearly 
evident in such plans and/or by any field review of the Township 
Engineer that there are no designated wetlands or, if there are, 
that no disturbance to the designated wetlands is anticipated, the 
delineation performed shall be submitted to the appropriate 
regulatory agencies, including but not limited to the Army Corps 
of Engineers and the Pennsylvania Department of 
Environmental Resources for boundary confirmation and/or 
requisite wetlands permits. All potential impacts on wetlands 
shall conform to applicable regulations, as amended. 

(2) Should the Township conclude per the requirements of § 101-
14A(3)  that wetlands exist on the site contrary to the applicant's 
findings, the Township shall, at its discretion, request that either 
the Army Corps of Engineers or Pennsylvania Department of 
Environmental Resources verify the Township's findings and 
perform a delineation. In the event that such agencies verify the 
Township's findings, the applicant will be required to secure any 
required wetlands permits, unless the applicant's activity clearly 
will not impact existing wetlands. 

(3) Where wetlands exist and disturbance permits and/or mitigation 
activities are required, final plan approval or granting of 
applicable permits from the Township shall be contingent upon 
the applicant receiving all necessary wetlands permits, and/or 
the approval of the Township Engineer. 

(4) The wetland area shall also comply with the requirements of 
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Article 135-4.7 and 135-5.6B. 
 

Section 3. The Code of the Township of Lower Merion, Chapter 101, entitled 
Natural Features Conservation, Article II, Minimum Conservation Standards, §101-6, Site 
Disturbance Regulations, Subsections A(8) and C(1) shall be amended to provide as follows:  

 
Article II, Minimum Conservation Standards 
 

§ 101-6. Site disturbance regulations. 
 

In addition to the requirements of Chapter 135, Subdivision and Land 
Development, §135-4.7F,  Grading, and Chapter 121, Stormwater 
Management and Erosion Control, § 121-5, Erosion control requirements, the 
conservation measures listed below shall be taken during site preparation 
activities. At the discretion of the Township and in addition to the measures 
listed below, the Township may require a prior-to-construction meeting with 
the applicant or site contractor to further determine methods to minimize 
environmental damage. 

A. Protection of vegetation from mechanical injury and grading change. 
 

* * * * * * * 

(8) Should any existing vegetation on the site not scheduled or permitted 
to be removed be irreparably damaged during site preparation and 
die within 18 months of the conclusion of site disturbance activities, 
such vegetation shall be replaced with similar vegetation in 
accordance with the requirements of § 101-9A hereof. 

 
* * * * * * * 

C. Protection of topsoil. 
 

(1) No topsoil shall be removed from a site unless a sufficient amount is 
retained to provide at least six inches of topsoil cover over all of the 
site's exposed earth surfaces. In addition, sufficient soil shall be 
retained for planting under this chapter. 

 
* * * * * * * 

 
Section 4. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article III, Landscaping, Buffering and Screening, §101-8, 
Mitigation of visual impacts, Subsections A and B thereof,  shall be amended to provide as 
follows:  
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Article III. Landscaping, Buffering and Screening 
 

§ 101-8. Mitigation of visual impact. 
 

A. The required buffer(s) shall comply with the standards established in 135-
5.2(B-G). 

B. In determining compliance with § 101-8A, the applicant shall abide by 
the requirements of §§135-5.2(B-G), 135-5.4,  and 135-5.7 and 135-5.8, 
respectively. 

 
 
Section 5. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article III, Landscaping, Buffering and Screening, §101-9, 
Minimum planting standards,   shall be amended to provide as follows:  

 

Article III. Landscaping, Buffering and Screening 
 

§ 101-9. Minimum planting standards 

A. Minimum sizes of plantings should be for trees and shrubs, as provide in the 
Table below. Plantings shall conform to the standards of the publication 
American Standard for Nursery Stock, ANSI Z60.1 - 1980 of the American 
Association of Nurserymen, as amended. All plant material used on the site 
shall have been grown within the same USDA hardiness zone as the site and 
shall be nursery grown, unless it is determined by the Township Arborist that 
the transplanting of trees per § 101-6A(7) partially fulfills the requirements of 
this section. 

 

Plant Type 

Minimum 
Caliper at 
Time of 
Planting 

Minimum Height 
at Time of 
Planting 

Minimum Spacing 
at Time of Planting 

Understory/Small 
tree 2-2.5 inches 

12-14 feet (Multi-
stem) 

15-20 feet 

Medium canopy tree 2-2.5 inches 
12-14 feet (Multi-
stem) 

20-25 feet 

Large canopy tree 2-2.5 inches -- 30-40 feet 
Large shrub -- 36 inches ** 
Small shrub -- 18-24 inches* ** 

Evergreen tree -- 
 
8 feet 

** 

* excludes groundcover shrubs which can be shorter 

** dependent on estimated mature width 
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B. Because of the many benefits of native plants (ease of maintenance, 
longevity, wildlife habitat, etc.), the applicant is urged to conform to 
through the use of native trees and shrubs, as identified in Appendix 
Chapter A177, Planting Materials and Specifications. Compliance 
with Chapter 135-5.8A, Plant Species Selection is required. 

C. Species selected by the applicant shall reflect the following considerations: 

(1) Existing site conditions and their suitability for the plant 
materials, based upon the site's geology, hydrology, soils 
and microclimate. 

(2) Specific functional objectives of the plantings, which may 
include but not necessarily be limited to visual screening, 
noise abatement, energy conservation, wildlife habitats and 
aesthetic values. 

(3) Maintenance and replacement considerations such as 
hardiness, resistance to insects and disease, longevity and 
availability and cost of plant materials. 

D. It is the desire of the Township to protect and develop where feasible, 
wildlife habitats and food sources. With this in mind, the following 
shall be taken into consideration in the selection of vegetation: 

(1) The ability of plant material to bear edible fruit during the 
various seasons of the year. Variety is highly key and each 
tree, shrub, vine, grass and flower should be considered for 
its  capacity to supply food and/or cover for one or more 
species. 

(2) The existence of and potential for the establishment of 
wildlife habitat. Dead trees in the most remote areas 
should not be removed, but rather become a home for 
cavity nesting birds and other wildlife. Brush pile habitats 
are excellent areas for smaller wildlife to use as protection 
from enemies and survival from the rigors of winter. 

E. For the purposes of promoting disease protection, minimum 
maintenance, diverse natural plant associations and long-term 
stability of plantings, the applicant is encouraged to choose those 
combinations of species which may be expected to be found together 
under more-or-less natural conditions on sites comparable to those 
where the trees and shrubs are to be planted. Tree and shrub 
associations found in different landscapes (including native trees and 
shrubs) are presented in Appendix Chapter A177.  
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Section 6. The Code of the Township of Lower Merion, Chapter 101, entitled 
Natural Features Conservation, Article III, Landscaping, Buffering and Screening, §101-10, 
Landscape design standards, shall be amended to provide as follows:  

 

Article III. Landscaping, Buffering and Screening 
 

§ 101-10. Landscape design standards. 
 

A. Plantings shall be provided in arrangements and locations which best 
mitigate the adverse impacts of the applicant's proposed site 
disturbance actions.  Where feasible, buffers shall contain a mix of 
deciduous and evergreen plantings, and demonstrate compliance with 
Article 135- 5.2, where applicable.  

 
B. Planting plans shall be required; such plans  shall  be  prepared  by  a  

landscape  architect  registered  by  the Commonwealth of 
Pennsylvania to engage in the practice of landscape architecture. In 
addition, planting plans shall include a planting schedule which 
summarizes the quantity, type, size and root condition of all plantings. 
Compliance with Chapter 135-5.8A, Plant Species Selection, and 135-
5.8B, Plant Specifications is required. 

 
C. Planting areas shall be selected and designed to reflect natural 

landscape characteristics existing prior to site disturbance, as well as 
those environmental conditions to be created following site 
disturbance by the applicant. 

 
D. The locations, dimensions and spacing of required plantings shall be 

adequate for their proper growth and maintenance, taking into account 
the sizes of such plantings at maturity and their present and future 
environmental requirements, such as moisture and sunlight (see 
Appendix Chapter A177, § A177-2). In selecting locations for shade 
trees, consideration also shall be given to aesthetic qualities of the site 
and to the protection of solar access. In selecting the layout for buffers 
or the location and mix of required plantings, consideration shall be 
given to the natural topography of the setting and the texture, 
coloration and comparability of different plant species; it is strongly 
encouraged that improved landscapes be designed in such a manner as 
to be creative and attractive while maintaining the integrity of the 
natural landscape within which such work is proposed. 

 
E. Plantings shall be limited or carefully selected for locations where 

they may be disbursed or contribute to conditions hazardous to the 
public's safety. Such locations include but shall not be limited to the 
edges of parking areas, public street rights-of-way, underground and 
aboveground utilities and sight triangle areas required for 
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unobstructed views at street intersections. Tree size shall be in 
conformance with the requirements of § 101-9. Planting locations 
shall consider underground utilities and the need for repairing these 
utilities, together with the presence of overhead wires. No trees shall 
be planted closer than 15 feet from fire hydrants, streetlights or stop 
signs. All trees planted near sidewalks shall be planted with deep root 
barriers to prevent cracked pavements and/or sidewalks; planting trees 
with tap roots rather than fibrous roots will help eliminate such 
cracking. The type of deep root barriers shall be approved by the 
Township Arborist. Replacement of existing trees shall be in 
accordance with the above provisions and shall be replaced as close to 
their original position as practicable. The number of new trees planted 
per year shall at least equal the number of trees removed during the 
same year. The applicant shall adhere to the specifications for tree 
planting contained in Appendix Chapter A177. 

 
F. Species for trees shall be selected with particular emphasis on 

hardiness, minimal need for maintenance and compatibility with other 
features of the site and surrounding environs and shall be acceptable 
to the Township Shade Tree Commission. Species for on-lot shade 
trees shall be selected with the same emphasis and shall be acceptable 
to the Township Arborist. Use of native species is encouraged. Tree 
and shrub associations found in different landscapes (including native 
trees and shrubs) are presented in Appendix Chapter A177. 

 
Section 7. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article III, Landscaping, Buffering and Screening, §101-11, Site 
maintenance and guaranty, subsections (A) and (B) thereof, shall be amended to provide as 
follows:  

 

Article III. Landscaping, Buffering and Screening 
 

§ 101-11. Site maintenance and guaranty. 
 

A. All landscape improvements to be provided in accordance with 
§§101-5B, 101-8, and 101- 10 above shall be installed and 
maintained by accepted practices as recognized by the American 
Association of Nurserymen. Planting and maintenance of 
vegetation shall include, as appropriate, but not necessarily be 
limited to provisions for surface mulch, guy wires and stakes, 
irrigation, fertilization, insect and disease control, pruning, 
mulching, weeding and watering. 

 
B. The applicant shall make arrangements acceptable to the Township 

that all landscape improvements installed in accordance with this 
chapter shall be guaranteed and maintained in a healthy and/or 
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sound condition, or replaced by improvements deemed equivalent 
by staff. 

 
(1) Landscape improvements approved for commercial, 

institutional, townhouse and/or multifamily residential 
subdivisions and land developments shall be perpetually 
maintained in a healthy and/or sound condition. Applicants 
shall record a covenant on the property in a form acceptable 
to the Township Solicitor to guarantee this requirement. 

 
(2) Landscape improvements approved for all other projects, 

including one- and two-family dwellings, shall be maintained 
in a healthy and/or sound condition for a period of 18 months, 
or shall be replaced once by equivalent improvements, except 
as otherwise provided by Chapter 135, Subdivision and Land 
Development.  

 
(3) Upon completion of the project and prior to commencement of 

the eighteen-month guarantee period set forth above, the 
Township Arborist shall perform an inspection of the finished 
site for compliance with the approved planting plan. Provided 
that the finished site is found to be acceptable, the eighteen-
month guarantee period shall commence five days from the 
date of inspection. During or immediately following the 
eighteen-month guarantee period, plants found to be in poor 
health or lacking normal growth habit shall be replaced with a 
substitute plant material determined by the Township to be 
more suitable for the planting scheme. Replacement plants 
shall be inspected by the Township Arborist after installation. 
All plants shall be in a vigorous and thriving condition at the 
end of the eighteen-month period, as determined above. Final 
inspection of the site following the eighteen-month period will 
be made by the Township Arborist and final approval given. 

 
(4) Replacement plant material shall be installed within 20 days of 

notification by the Township Arborist to do so. Such 
notification shall give deference to weather conditions adverse 
to new planting. Failure to replace plant material as required 
shall subject the person(s) responsible for such replacement to 
the fines and penalties provided in § 101-19 below, except the 
minimum fine shall be $50 per day, per site. 

 
* * * * * * * 
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Section 8. The Code of the Township of Lower Merion, Chapter 101, entitled 
Natural Features Conservation, Article III, Landscaping, Buffering and Screening, §101-12, 
Stormwater management facilities, shall be amended to provide as follows:  

 

Article III. Landscaping, Buffering and Screening 
 

§ 101-12. Stormwater management facilities. 
 

A. Standards for landscaping in and around stormwater management 
basins and related facilities shall be as required in Chapter 121, 
Stormwater Management and Erosion Control. 

B. Maintenance of such facilities shall be in accordance with § 101-11 of this 
chapter. 

 

(a) That other mitigation measures chosen will produce comparable or 
superior results. 

(a) That, through design excellence in site planning, landscape 
architecture and architecture, the requirements of §§ 101-9 and 
101-10 are unnecessary or inappropriate. 

(b) That the need to mitigate in accordance with the requirements 
constitutes an unreasonable or unnecessary financial burden. 

C. Sufficient information to demonstrate that all maintenance standards in § 
101-11 will be complied with. 

 
Section 9. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article IV, Conservation Plan, §101-13, Applicability, shall be 
amended to provide as follows:  

 

Article IV. Conservation Plan 
 

§ 101-13. Applicability. 
 
A conservation plan as described in § 135-8.3 shall be submitted to and approved by 
the Board of Commissioners for any of the following activities: 
 

A. Any activity listed in § 101-7 of this chapter, except activities listed in § 101-
7A(2). 

B. Any application for approval for which such plan is required under Chapter 
135, Subdivision and Land Development. 

 
C. Any activities which would interfere with the use of a pedestrian or 

equestrian trail. 
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Section 10. The Code of the Township of Lower Merion, Chapter 101, entitled 

Natural Features Conservation, Article IV, Conservation Plan, §101-14, lnformation required, 
shall be amended to provide as follows:  

 

Article IV. Conservation Plan 
 

§ 101-14. Information required. 
 
A conservation plan shall include the following minimum information. When any of 
this information has already been prepared as part of an application under the Township 
Subdivision and Land Development Ordinance, then it shall be duplicated and inserted 
into the pertinent section(s) of the conservation plan.  
 

A. Inventory. 
 

(1) Property base map. A base map of the applicant's property shall meet the 
requirements for preliminary plan approval, as set forth in Chapter 135, 
Subdivision and Land Development, with respect to sheet size, scale, 
property acreage calculations, delineation of courses and distances of 
property boundaries, dedicated street rights-of-way and easements. 

 
(2) Boundary and adjoining property conditions. The following information 

shall be indicated on the property base map: and existing zoning and 
minimum setback requirements applicable to the applicant's property and 
adjoining properties. A smaller scale map, drawn as an inset on the base 
map sheet, may be used to present information on adjoining property 
conditions. 

 
(3) Existing natural features. The following information shall be shown on the 

property base map as outlined in Chapter 135, Subdivision and Land 
Development Table 8.3.1. 

 
B. Mitigation and maintenance. For all activities listed in § 101-7 of this 

chapter, the conservation plan shall include provisions for impact mitigation 
and long-term maintenance, as follows: 

 
(1) Depiction on the property base map of mitigation measures proposed by 

the applicant, including number and placement of plantings and of other 
landscape or design improvements, as specified in §§ 101-8 101-9 and 
101-10 of this chapter. 

 
(2) Documentation showing the extent to which the landscape planting and 

design measures conform to the requirements of §§ 101-8 and 101-10 of 
this chapter. Where they do not conform, the applicant shall demonstrate 
one or more of the following: 
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(a) That other mitigation measures chosen will produce comparable or 

superior results. 
 
(b) That, through design excellence in site planning, landscape 

architecture and architecture, the requirements of §§ 101-8 and 101-
10 are unnecessary or inappropriate. 

 
(c) That the need to mitigate in accordance with the requirements 

constitutes an unreasonable or unnecessary financial burden. 
 

(3) Sufficient information to demonstrate that all maintenance standards in § 101-
11 will be complied with. 
 

 
Section 11.  Nothing in this Ordinance or in Chapter 101 of the Code of the Township of 

Lower Merion, as hereby amended, shall be construed to affect any suit or proceedings in any 
Court, any rights acquired or liability incurred, any permit issued, or any cause or causes of 
action existing under the said Chapter 101 prior to the adoption of this amendment. 

 
 Section 12.  The provisions of this Ordinance are severable, and if any section, sentence, 
clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by any Court of 
competent jurisdiction, such decision of this court shall not affect or impair the remaining 
sections, sentences, clauses, parts or provisions of this ordinance.  It is hereby declared to be the 
intent of the Board that this ordinance would have been adopted if such illegal, invalid, or 
unconstitutional section, sentence, clause, part, or provision had not been included herein. 

 
Section 13.  This Ordinance shall take effect and be in force from and after its approval 

as required by law. 
 
  
Approved by the Board this ___ day of _____________, 2022. 
 
 
       BOARD OF COMMISSIONERS OF THE 
       TOWNSHIP OF LOWER MERION 
        
 

_____________________________ 
       Todd M. Sinai, President 
ATTEST: 
 
__________________________________ 
Jody L. Kelley, Township Secretary 
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