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Planning Commission Members Present: Tim Mathews, Bill Cook, David Rosenbaum, Jerry Stern, Whitney Mehrhof-
Drukier and George Ross (virtual)

Staff Present - Chris Leswing, Director, Building and Planning Department; Charlie Doyle, Assistant Director, Building
& Planning Department; Jillian Dierks, Planner, Building and Planning Department; Colleen Hall, Planner & GIS
Technician, Building & Planning Department; Joseph Mastronardo, Township Engineer

Planning Commissioner Mathews called the meeting to order at 7:05 p.m.

1. PLANNING COMMISSION MEETING MINUTES: January 31, 2022 & February 28, 2022 Planning Commission
Meeting Minutes.

Planning Commissioner Mathews indicated Commissioners have reviewed the amended Meeting Minutes for the
January 31, meeting. Minutes were amended to revise the text of a condition to the 453 W. Lancaster Avenue
regarding parking stating “The applicant shall relocate all required parking to the rear of the building.”

Planning Commissioner Rosenbaum noted that the meeting minutes were absent of his comments opposing the
Developer’s Agreement.

Planning Commissioner Mathews then motioned to approve the January 31, 2022 meeting minutes.
Planning Commissioner Cook seconded the motion.
Planning Commissioner Rosenbaum abstained.

All other members were in favor and the motion carried.

Planning Commissioner Mathews then indicated Commissioners have reviewed the February 28, 2022 Planning
Commission meeting minutes. He asked if the commissioners had any comments or corrections, to which there
were none.

Planning Commissioner Cook motioned to approve the meeting minutes.

Planning Commissioner Stern seconded the motion.

Planning Commissioners Rosenbaum and Ross abstained because they were absent during this meeting.

All other members were in favor and the motion carried.

2. LIGHTING ORDINANCE

Mr. Leswing presented an overview of the draft lighting ordinance. He provided a background to the existing lighting
provisions, indicating they do not adequately address glare, skyglow, lighting on institutional properties or lighting in
pedestrian-oriented commercial corridors. The presentation covered the Ordinance General Requirements for All
Outdoor Lighting and Criteria; Recreational Lighting; Lighting by Special Permit and Enforcement. Mr. Leswing noted
that the Planning Commission members will have two more opportunities to review the Lighting Ordinance.


https://www.lowermerion.org/Home/Components/Calendar/Event/13428/53?curm=4&cury=2022

Planning Commissioner Mathews inquired about impacts upon residences and common lighting of property. Planning
Commissioners then discussed the importance of limiting unintended consequences of overly burdensome ordinance
requirements on residents and current practices of regulating light pollution. They discussed exemptions, levels of
light trespass, existing lighting verses new lighting, lighting along trail networks and connection to Township amenities.
Planning Commissioner Mathews opened the floor to public comment.

Planning Commissioner noted that there were no members of the public who wanted to speak in-person.

Planning Commissioner Mathews opened the comments to virtual participants.

Dan Mercer, resident, expressed concerns with the new ordnance which speaks to the light 500 feet from the right-
of-way.

Planning Commissioner Mathews inquired about impacts upon residences and common lighting of property.
Planning Commissioner Cook inquired about how existing lighting would be affected by the new ordinance.

Planning Commissioner Rosenbaum noted that there is no definition of what constitutes a change in an existing
lighting plan and clarification would be needed.

Planning Commissioners discussed the importance of limiting unintended consequences of overly burdensome
ordinance requirements on Township residents and current practices of regulating light pollution, exemptions, levels
of light trespass, existing lighting verses new lighting, lighting along trail networks and connection to Township
amenities.

Mr. Leswing noted the anticipated date for introduction of the ordinance to Board of Commissioners as May 11, 2022.

No motion was required.

3. TENTATIVE SKETCH LAND DEVELOPMENT PLAN & CONDITIONAL USE PLAN - 1 Belmont Avenue, Bala Cynwyd,
LD# 3889, Ward 9

TENTATIVE SKETCH LAND DEVELOPMENT PLAN & CONDITIONAL USE PLAN - 1 Belmont Avenue, Bala Cynwyd, LD#
3889, Ward 9

Ms. Dierks presented a plan showing the construction of two buildings. Building A, a seven-story building with a 34,362
sq. ft. footprint containing 2,690 sq. ft. of ground floor commercial area, 160 residential dwelling units, and 33 internal
parking spaces located at the corner of St. Asaphs Road and Belmont Avenue. The other Building B, a five-story
building with a 71,111 sq. ft. footprint containing, 24,800 sq. ft. of ground floor commercial area, 118 residential
dwelling units, and a wrapped parking structure with 608 parking spaces located at the intersection of City Avenue
and Belmont Avenue.

Ms. Dierks presentation included renderings of the building and maps illustrating the context of proposed plan relative
to the St. Asaphs Road and Belmont Avenue intersection. She indicated the applicant is seeing Conditional Use:

(1) to deviate from the build-to line requirement, as required by 155.6.6.D.1, to provide an increased building
setbacks
(2) to deviate from the building configuration standards, as required by 155-6.6.D.1.f, to not provide an upper-
story building stepback.
Planning Commissioner Mathews noted three questions for the benefit of the public.

1. He confirmed with staff that proposed plan is by-right with respect to density and usage



2. The applicant has no power whether a roundabout happens or not, does not directly have impact on decisions
to improvements of the St. Asaphs Road and Belmont Avenue intersection

3. The traffic issues are not responsibility of the applicant they are the responsibility of the Township and Penn
DOT.

Ms. Dierks confirmed the validity of these statements with Planning Commissioner Mathews.

Planning Commissioners discussed aligning the proposed West Avenue with the drive at Federal Reality property
across Belmont Avenue. Ms. Dierks indicated staff has continues to coordinate with both property owners, noting their
driveways are located where individually needed to serve their respective site. The proposed drives are not intended
to be signalized at intersections with Belmont Avenue. Planning Commissioners then discussed benefits of aligning
the proposed drives for connectivity, wayfinding and safety for pedestrians.

Planning Commissioner Rosenbaum inquired about requiring traffic studies as a condition at the Tentative Sketch
Plan stage. He also spoke to the traffic concerns expressed by the neighbors and to have the developer agree would
be released to the public in advance of the presentation of the Preliminary Plans so that neighbors would have an
opportunity to hire a traffic engineer to advise them. So that there can be a more academic and professional
discussion about traffic.

Planning Commissioner Mathews asked Commissioner to clarify whether, as a condition at Tentative Sketch, include
public disclosure of the intersections to be studied with an agreement by the developer to release the traffic study a
month or 8 weeks in advance of the hearing on the Preliminary Plans. Mr. Leswing suggested that Planning
Commissioner Rosenbaum or members of the Planning Commission have a list of specific intersections that you
believe should be studied, that are crucial to this, staff could propose a condition,

The applicant shall either consider or study those intersections.

Mr. Leswing provided clarification when the applicant initially submits their application, and the Township has 90 days
to act on the application. He noted for a submission to be deemed complete a traffic study, so at that time it is public
record. Mr. Mastronardo stated that the traffic study has already been submitted for City Avenue and Belmont, City
Avenue and Kings Grant, City Avenue and Monument, St. Asaphs and Belmont, St Asaphs and Kings Grant, St Asaphs
and Monument, St Asaphs and Belmont, and Righters Ferry Road are all the intersections they have studied.

Planning Commissioners discussed a recommended condition of approval by pointing out several driveways wider
than 22 feet from the Montgomery County Planning Staffs memo. He noted that he did not see any Conditions from
Lower Merion Township staff on this issue. Ms. Dierks pointed out to Planning Commissioner Stern that these are not
driveways, but they are internal roadways which is required by the ordinance of the City Avenue District.

Planning Commissioner Ross wanted clarification on which building would be built first. Ms. Dierks noted that the
applicant has not stated which building would be built first. Planning Commissioner Ross questioned the height of the
two buildings on City Avenue and St. Asaphs Road. He questioned the architectural relationship, the proposed
alignment, and the proposed green space to the existing GSB building and proposed buildings A&B.

Ms. Dierks suggested that the applicant address Planning Commissioner Ross comments and Planning Commissioner
Mathews asked for the applicant to speak.

George Broseman, attorney for the applicant, spoke about the coordination with the Township and the many meetings
with adjacent property owner and changes to the plans which came from those meetings before the application was
even filed with the Township. Mr. Broseman spoke to the ACT 209 Traffic Plan, working with the Township on
redesigning the plans with the round-about in mind, relocating the public gathering space from a prior location,
submission of the Traffic Report during the Tentative Sketch Plan application process which is not required during this
submission. Mr. Broseman spoke to lining up the roadways and the 50-foot deed restriction along St. Asaphs Road
for Federal reality site. He spoke to Federal Reality implementing the Master Plan for the East End Development
Project.

Commissioner Mathews suggested to Mr. Broseman that proposed Building A could be swapped with proposed
Building B and this would lead to a better road alignment with Federal Reality site. Mr. Broseman spoke to many
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different iterations of the design and how the design team felt that this design was the best ft for their site at 1 Belmont
Avenue, he noted that the proposed West Road will be a right in right out form the sight. Mr. Broseman offered to
share his presentation materials with Planning Commission members.

Mr. Broseman also noted that they were seeking relief for building stepback and building setbacks.

Pete Sikora, Vice President with Bozzuto Development, gave the applicants presentation to the planning commission.
Using the applicant’s presentation material, Mr. Broseman spoke to the building stepback on Building A. Discussion
ensued regarding the differences between the stepback and setback requirements of the City Avenue District between
Planning Commissioners, Planning Staff, and the applicants.

Bob Cane, Architect at WDG for the applicant addressed Planning Commissioner Ross comments on the height of
Building A at 7-stories and Building B at 5-stories along the road.

Planning Commissioner Stern inquired upon the of public gathering space truly public and details on making it
welcoming to those off-site. Mr. Cane noted that the public gathering space is wide open and will have pathways
through with the restaurant dining, food trucks, concerts that activate the space. Mr. Cane noted that there are some
areas of the parking structure that are exposed and not wrapped. He noted that they haven’t determined how these
areas would be treating yet. He stated that they needed to study more options.

Planning Commissioners then discussed adding a pedestrian bridge across Belmont Avenue. Mr. Mastronardo noted
that the bridge would have to be privately owned and maintained.

Planning Commissioner Mathews opened the floor to public comment.
Carol Epstein, resident at the 190 Presidential Boulevard, spoke to public spaces in the new developments.

Glen Barkan, residing at 50 Belmont Avenue, expressed concerns regarding pedestrian safety, ease of moving from
one corner to the other, expressed concerns that no one is looking at the whole picture with all the developments
together.

Daniel-Paul Avla, Chairman of the Bala Cynwyd Neighborhood Coalition, expressed concerns regarding the traffic in
their neighborhood and the round-about, the connectability for pedestrians, in-line skaters, the elderly.

Merle Zucker, 41 Conshohocken State Rd, inquired about timing of the project for 1 Belmont Avenue if approved and
would trucks exit off St. Asaphs Road.

Planning Commissioner Mathews opened the floor for Planning Commission deliberation. Planning Commissioners
discussed various considerations to additional conditions of approval. Commissioners discussed the concern for
traffic impacts and adjacency of lot to intersection of BelImont Avenue and St. Asaphs Road, building materials and
massing, truck traffic generated by the project and impact to St. Asaphs Road, the building stepbacks, location of
building with regard to setbacks and pedestrian connectivity.

Mr. Broseman addressed the Planning Commission regarding the building stepbacks and planning Commissioners
then discussed the compatibility of the proposed buildings with the existing office building.

Planning Commissioner Mathews motioned for recommendation of conditional use approval for Section 155.6.6.D.1
and 155-6.6.D.1.f with the following recommendations:

1. 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.



2. 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 after the ground floor
commercial level.

3. The applicant shall provide a 10’ stepback along North Road for both buildings

Planning Commissioners Mathews motion also included recommendation to approval of the Tentative Sketch plan,
subject to staff recommended conditions as revised below:

e The applicant shall ensure that the architecture of Buildings A and B relate better to the existing office
building.

e The applicant shall investigate shifting the public gathering space to more directly align with the existing
Office building.

e The applicant shall meet with Township staff and PennDot to make te-censider-how pedestrian routes along
Belmont Avenue eewld-be 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.

e The applicant shall investigate relocating the services areas so trucks are not exiting onto St. Asaphs Road.

Planning Commissioner Cook seconded that motioned.

All members were in favor and the motion carried.

4. CONDITIONAL USE APPLICATION - 223 N Highland Avenue, Kohelet Yeshiva High School, Merion Station, CU#
3896, Ward 12

Ms. Dierks presented a request to modify a condition imposed by the Zoning Hearing Board (Appeal 4362), pursuant
to Zoning Code Section §155-4.4.C(6). The decision included a condition which prohibited additional uses and/or
users of the property. The applicant seeks amend the condition to make the property available for: Sabbath services
for up to 90 attendees on Saturdays from 8:30 AM to 1:00 PM. Attendees will not drive; Evening basketball twice a
week for up to 30 persons. Up to five events annually related to religious services, such as bar/bat mitzvahs, brises,
and weddings, for up to 150 people.

Subject to the hearing board decision and newly adopted zoning code.

Planning Commissioner Rosenbaum asked planning staff about procedure, as the applicant had appeared before
the Zoning Hearing Board (ZHB), in a session with extensive testimony. Ms. Dierks explained that the ZHB order it
did state that if there were any changes there would be a process to go through to allow additional users and uses.
There has been a zoning code change since 2016, and the new code allows the opportunity to seek modifications
through the conditional use process.

Planning Commissioner Mathews asked both staff and the applicant to clarify the differences between sports and
educational events different than a religious celebration that involves parties such as the events of bar/bat
mitzvahs, brises and weddings.

Commissioners discussed coordination with civic association, Jamie Jun provided background, circumstances for
the zoning hearing board decisions. Ms. Jun spoke of coordination with the Merion Civic Association, but not with the
Neighborhood Club of Bala Cynwyd.

A representative from Kohelet Yeshiva indicated the sporting events included adults participating in recreational
sports in early evenings, and the applicant is amendable to limiting such hours for activities and events.



Planning Commissioner Mathews then opened up the floor for questions of the applicant. Alicia Ludwig, 312
Melrose Avenue, expressed her reservation to what she considers the adverse impacts associated with outdoor
activities such as sounds and potential lighting during evenings, questioned the adequacy of parking for the capacity
of events, appropriateness of the religious events at a school and notifications of such events ahead of the
scheduled dates.
Ms. Jun addressed the questions and concerns raised by Ms. Ludwig and Planning Commission members, including
accessory institutional uses such as Sabbath services, basketball not after 20pm, and off-campus user sports events.
Mr. Alan Joffe, executive director of Kohelet Yeshiva spoke to concerns over time limits for evening basketball,
weddings, and events.
There was discussion among the planning commissioners regarding the potential accessory institutional uses, time
limitations, basketball, traffic, parking and noise. Conversation continued with the discussion of what defines an
accessory institutional use.
Commissioner Mathews motioned approval of the request contingent upon the three following conditions:

e Sabbath services for up to 90 attendees on Saturdays from 8:30 AM to 1:00 PM.

e The applicant is limited to up to 5 bar/bat mitzvahs for current students of the school only, to end by 7pm,
entirely indoors, no alcohol other than for ceremonial purposes, and up to 100 people.

e Evening basketball, twice a week, not later than 10pm, entirely indoors.
Planning Commissioner Mehrhof-Drukier seconded the motion.
Planning Commissioner Stern abstained.
Planning Commissioner Rosenbaum opposed.

All other members were in favor and the motion carried.

5. SUBDIVISION AND LAND DEVELOPMENT ORDINANCE (SALDO) -Z-22-001

Mr. Leswing indicated the purpose of the provisions is encourage the maintenance of a natural ecosystem at its state
without unnecessary interruptions.

Planning Commissioner Stern expressed his concern over the provision with dead trees to be left for wildlife habitat
with concern for potential of wildfires. Minor discussion of the provision ensued.

Commissioner Mathews motioned to recommend approval.

Planning Commissioner Cook seconded the motion.
David Rosenbaum abstained.

All other members were in favor and the motion carried.

The meeting adjourned at 11:19 p.m.

Meeting minutes recorded by Charlie Doyle, Assistant Director of Building & Planning.



