wins - Planning Commission Meeting Minutes

COMMISSION

(@)

MAY 2, 2022 -6:30 p.m.

Members Present: Scott France, George Ross, David Rosenbaum, Jerry Stern. Virtual members: Whitney Mehrhof-Drukier and
Bill Cook.

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. Virtual members: Joseph Mastronardo, Township Engineer

Planning Commissioner France called the meeting to order at 6:37 p.m.

1. PLANNING COMMISSION MEETING MINUTES: April 25, 2022 Planning Commission Meeting Minutes.

Planning Commissioner France indicated Commissioners have reviewed the amended Meeting Minutes for the April 25, 2022,
meeting.

Planning Commissioner Rosenbaum noted that the meeting minutes were included an incomplete sentence. Planning
Commissioner France motioned to strike that sentence from the minutes.

Planning Commissioner France motioned to approve the meeting minutes as amended.
Planning Commissioner Stern seconded the motion.
Planning Commissioner Ross abstained as he was absent for the April 25t meeting.

All other members were in favor and the motion carried.

2. LIGHTING ORDINANCE - Code of the Township of Lower Merion, Chapter 105, Noise and Exterior Lighting, Article lIl,
Exterior Lighting.

Mr. Leswing introduced Chris Green of Gilmore and Associate who is the Township’s Lighting Consultant to draft the Lighting
Ordinance. He noted Draft 2.0 now incorporates comments from the Planning Commission and comments from the public process.

Mr. Leswing spoke to the updates from Draft 1.0 to Draft 2.0 by identifying technical cleanup of punctuation and spelling,
reorganization of the definitions which had moved from the back of the document to the front of the document to be consistent
with other Township Code sections, revisions to further calibrate the ordinance with the model ordinance on which is it based,
revisions to further calibrate the ordinance with local conditions not fully contemplated by the model ordinance source material.

Mr. Leswing brought attention to the definitions section noting that Recreational Establishment is now defined as: Assembly or
accessory uses intended for participation in or viewing outdoor activities that involve 100 or more participants and/or spectators.
Light Trespass Limits -105-12C.(1) for non-residential has been reduced from .8 fc to .5 fc. Recreational Lighting 105-14. The
Recreational Lighting provisions have been revised to permit events to reasonably extend beyond 9:00 pm to accommodate extra
innings and/or additional periods necessary to complete a sporting contest.

Mr. Leswing noted that Recreational Lighting 105-13.A.4(d) frequency of events has been removed. There is natural concern of
neighbors of recreational facilities that the addition of field lighting will increase the usage of facilities to additional times and
days. The Lighting Ordinance is designed to address the direct impacts of lighting. Indirect impacts of increased facility use may
be reasonably conditioned through the land development process, including restrictions on the frequency of large spectator
events.

The Director of Building and Planning has now been granted authority to require a certification letter where such a review is
warranted as well as to eliminate up lighting and significantly reduce lighting levels across the Township. A 400’ setback has
been added between recreational field lights and the edge of residentially zoned properties. This setback is only for physical
pole structures and not for the accompanying fields.
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Discussion ensued regarding where special events be noted if not in the lighting ordinance between Mr. Leswing and the Planning
Commissioners. Commissioner Rosenbaum asked Township Staff to provide clarification for sections 105.12.3 and 105.13.C.,
and IDA Community Friendly Outdoor Lighting Standards. Mr. Green addressed Planning Commissioner Rosenbaum’s questions.

Planning Commissioner France opened the meeting up to public comment first in the board room and then virtually via zoom.

Terri Simon, resident of Wynnewood and Vice President of the Wynnewood Civic Association inquired about the table on page 3,
Curfew Times in the Zoning District implications to LDR District which may abut IE Zoning District. She inquired why the curfew
for the |IE Zoning District which abuts LDR District, and a residential neighborhood shown as 12:00 midnight. Ms. Simon spoke
to page 11: 105-13 Criteria and location of lots asked why LDR4 was dropped from this section, further stating that all the LDR
Zoning District should have the same requirements. She also spoke to the hard stop time for athletic events at 9:00 pm.

Malcom Davidow, resident 428 Owen Road, Arnold Field spoke to School District policy 713 which gives the School District
permission to rent out fields. He stated that 9:00 p.m. too late to allow for illumination of the fields citing health concerns. He
spoke to concerns for noise levels, increased foot traffic, and dark sky requirements.

Carla Morah, resident of Merion, supports comments by Terri Simon and Malcom Davidow indicated the lighting ordinance
would have an impact on environment, discretion of the Director of Building and Planning; reference to submission 105.11
should be 105.12, and noted an error on page 16 with a refence to submission requirements.

Barbara Silk, resident from the Merion village questions why IE Zoning District designation at 12:00 am curfew time. Follow-up
request to changes on noise and lighting settings.

Carl Watson, resident of the Wynnewood Village, and former Lower Merion Township lighting consultant of 15 years spoke to page
8 seasonal lighting 10 watts of LED lighting should be 5 watts, lumen should be lower as well; item b include motion sensors on
control hardware; page 10 - outdoor lighting requirement should include pole foundations for luminaire; page 12 - table of
illumination levels - lighting for sidewalks and parking lots should be different, sidewalks and walkways are missing; page 13 -
mounting height limit on 12’ is absurd - pole every 3 parking spaces - light is at 14’/15’, 20’ example as high 30’ on roads -
reasonable 20’ practice 16-20’; LDR and residential page 13 - table suggest use .1 footcandle (vertical footcandle .1 first 2; .3;
.5 non-residential; Glare ratings - g.0 - g.4: .2 should all be g.1 and reduce all other; change graphic on 14, .1 instead of O; pg.
16 - source - drive in window area 4,000 lumens area like we are - no; curfew; dark sky information is subjective and costly; total
sight lighting fixed to site lighting; 1250 lumens to 1260 lumens.

Scott France asked if there were any additional public comments in the room or virtually. None were provided.

Discussion ensued between Planning Commissioners and Township Planning staff on public comments presented and nighttime
lighting for Institutional Use, Elderly Institutional/Educational Uses Zoning District. Planning Commissioner Rosenbaum expressed
concerns with section 105-14.3 regarding the term “reasonable accommodations”, stating it should be and should be further
clarified. He noted that the lighting ordinance affects timing of sporting events. Planning Commissioner Rosenbaum proposed a
change in the “evening sporting events shall start as early as practicable under the circumstances, but no later than 8:00 pm
absent extenuating circumstances approved by the Commissioners.”

Planning Commissioner Mehrhof-Drukier spoke to 9:00 pm end game time with lights off at 10:00 pm is reasonable end time
for sporting events and exceptions.

Planning Commissioner France concurred to the change in recreation time with a discussion whether lights should be allowed,
noting 9:00 pm stop time is reasonable and accommodating.

Planning Commissioner Ross indicated seasonal lighting may not be seasonal and requested further clarification of what should
be defined as seasonal lighting. Sports lighting cut-off times and necessity of sports to extend into twilight.

Planning Commissioner Cook question staff on how their comments would be conveyed to the Board of Commissioners;
complication with process but context of moving forward specific recommendations. While some adjustments are warranted, the
code should move forward. Mr. Leswing responded by noting that any recommendation by the Planning Commission would need
to take a formal motion on the Lighting Ordinance the planning Commission could propose and changes to the language and it
would be forwarded to the Board of Commissioners. He noted that this is a land use issue not a lighting issue.

Planning Commissioner Stern suggested two-tiered approach for IE Zoning District. 12:00 am appropriate for colleges and

universities and earlier curfew primary and secondary schools. As opposed to colleges noting 12am is excessive on a reasonable
time for elementary schools.
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Planning Commissioners included the following recommended amendments to the code:

e Recreational standard of completion at 9:00 p.m. with a 10:00 p.m. exception, noting that Commissioner Rosenbaum
did not agree with the proposed amendment.

e |E flexibility on lighting curfew. Planning Commissioner’'s France, Ross, Stern, Mehrhof-Drukier and Cook all in favor.
Planning Commissioner Rosenbaum opposed.

Planning Commissioner France made a motion to recommend the advertisement of the proposed lighting ordnance subject to the
proposed amendments.

Planning Commissioner Cook seconded that motion.
Planning Commissioner’s Rosenbaum opposed.

All other members were in favor and the motion carried.

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

Planning Commissioner Stern recused himself from the agenda item because he is board member of the school.

Ms. Dierks presented a plan to modify a condition imposed by the Zoning Hearing Board (Appeal 4362), pursuant to Zoning Code
Section §155-4.4.C(6). The decision includes a condition which prohibited additional uses and/or users of the property. The
applicant seeks amend the condition to make the property available for: (1) sabbath services for up to 90 attendees on Saturdays
from 8:30 AM to 1:00 PM; (2) evening basketball, twice a week, not later than 10pm, entirely indoors, (3) 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.

Ms. Dierks noted that the Planning Commissions previous conditions of approval are included in the conditional use request with
the exception of the third request noted as “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.” which was removed entirely.

Jamie Jun, attorney representing the applicant, reviewed the conditions and noted the conditions are acceptable.

Planning Commissioner France asked if there were any questions for Planning staff, any questions online, any questions from
members of the public.

Alecia Ludwig, resident of Melrose Avenue for 23 years, opposes the request due to concern of impact on the neighboring
community.

Barbara Silk, resident from the Merion village, agreed with the comments from Alecia Ludwig and notes the that previous
conditions of approval from the earlier land development are not being followed. Ms. Silk also has concerns of traffic control and
adverse impacts to the transportation network.

Planning Commissioner Rosenbaum spoke of approval to public process and engagement with the neighboring civic associations
as he was the former President of the Neighborhood Club of Bala Cynwyd Civic Association.

Planning Commissioner Ross agreed with Planning Commissioner Rosenbaum and indicated the applicant should consider
greater maintenance of the property and landscaping adjoining adjacent property owners.

Jamie Jun, Esquire, attorney for the applicant, indicated the applicant is open to working with neighboring community members
and being proactive in meeting the required conditions of approval from the previous land development applications.

Planning Commissioner France noted that he would recommend approval of the uses and application.
Planning Commissioner Murhrof-Drukier was pleased that the applicant agreed to remove its request “for 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” and is in favor of the application.
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Planning Commissioner Cook spoke about compliance with the required conditions of approval from the previous land
development applications and Zoning Hearing Board decisions.

Planning Commissioner France made a motion to recommend approval of the Conditional Use application as modified to contain
two requests: (1) sabbath services for up to 90 attendees on Saturdays from 8:30 AM to 1:00 PM; (2) evening basketball, twice
a week, not later than 10pm, entirely indoors.

Planning Commissioner Ross made a motion to approve the Conditional Use application.

Planning Commissioner France seconded that motioned.

Planning Commissioner Stern abstained from the vote.

All other members were in favor and the motion carried.

4. PRELIMINARY LAND DEVELOPMENT PLAN - 355 W Lancaster Avenue, Haverford, LD# 3880, WARD 4

Mr. Doyle presented a proposal showing the demolition of all structures on the property and construction of a four-story building
with a 56,898 sq. ft. footprint containing 121 residential units and 4,740 sq. ft. of ground floor retail space, 201 automotive
parking spaces, and 127 bicycle parking spaces. The plan also shows an 18,867 sq. ft. green roof and a 7,166 sq. ft. amenity
deck. He also spoke to the staff recommendations.

Planning Commissioners and Planning Staff discussed the reduced income housing, the 10’ building stepback, the building
material type on the facade, the petition from the residents of neighbors of North Wyoming Avenue, removal of mature trees,
additional recommendations, the required 20’ buffer, proposed tree species in the 20’ buffer, the balconies on the proposed
building, eastern faced treatment of the building.

Planning Commissioner France invited the applicant to speak.

George Broseman, attorney for the applicant, introduced David Della Porta the applicant, Rob Lambert the engineer, and Patrick
Steward the landscape architect. Mr. Broseman reiterated the actions the applicant took to work with Commissioner Stevenson,
Commissioner Zelov, the Civic Association, Township Staff, as well as meetings held on Zoom platform with the neighbors on
North Wyoming Avenue to revise the Tentative Sketch plans by providing the following: a new pedestrian forecourt, a new vehicular
pull-off area along Lancaster Avenue, new a shared driveway, and revisions to streetscape design.

Mr. Lambert answered questions from the Planning Commissioners regarding the new vehicular pull-off area along Lancaster
Avenue and the forecourt.

Mr. Broseman indicated the applicant has accepted all conditions as proposed.

Planning Commissioner France invited members of the public to speak. He noted that the Planning Commissioners had received
the petition and public comments from the 16 neighbors on N. Wyoming Avenue.

Jane Broderson, resident and owner of 18 North Wyoming Avenue was asked by the 16 neighbors on N. Wyoming Avenue to speak
on the following concerns: privacy from the proposed balconies, the historic significance of their neighborhood, importance to
buffering and screening, building materials and use of HardiePlank Fiber Cement Lap Siding.

Joe MacNeal, resident on Holland Avenue, spoke of interest in increasing a verge of 6’ and increased greening along the property.

Mo Gillen, Township resident, inquired about the back of the proposed building and the future connections to trails to increase
low-stress cyclist continuity between trails.

Planning Commissioner France questioned the amount of red brick on the east fagcade and engagement with the neighbors of
North Wyoming Avenue. Mr. Della Porta, applicant, spoke of several occasions to coordination with the neighbors and reiterated
the changes made to accommodate concerns to impact. He spoke of improvements including: the streetscape to provide area for
pedestrians and extension of sidewalk to the building, including 50% more brick to the building, adding 12 more trees than the
code requires to the buffer area adjacent the N. Wyoming Avenue homes, adding the pocket park to the eastern side of the site,
setting all the balconies back inside the facade of the building, and the top floor stepback.

pg. 4




Planning Commissioners discussed the selected materials, articulation, massing, and elevation of the building in context to the
neighboring residential properties. Mr. Della Porta stressed the importance of complimenting the architecture with current period
while acknowledging its historic context within the district. Planning Commissioners suggested the applicant adjust the colors of
the to reflect the proposed brick coloring and that staff should work with applicant to increase amount of pedestrian space along
the building frontage. Discussed the cornices, connection to natural gas utilities, increase in the use of brick along the building,
the proposed 3’ verge, the 5’ sidewalk, and foundation plantings in front of the building. Mr. Della Porta noted that some of the
changes were a result with the meetings with Planning Staff and the Shade Tree Commission.

Planning Commissioner France suggested the Planning Commission ask the applicant for the following conditions:

e Revised COA #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 facade 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 fagades and use
as much as possible as a dominant material for the entire building

o Revised COA #24: 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.

e New Condition: The applicant shall work with staff to expand hardscape of sidewalk to make it more spacious for
pedestrians.

Planning Commissioner France motioned for approval of the plan and the requested relief subject to above conditions.
Planning Commissioner Rosenbaum seconded that motioned.

All members were in favor and the motion carried.

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

Mr. Doyle presented a proposal showing 159 Old Belmont Avenue is shown to increase in size from 27,735 sq. ft. to 27,757 sq.
ft., gaining 22 sq. ft.; 131 Old Belmont Avenue will decrease in size from 36,643 sq. ft. to 33,314 sq. ft. whereby 3,329 sq. ft. is
being offered for dedication to public right-of-way. No other improvements are proposed. Both properties also fall within the
boundary of the Rock Hill Road/Belmont Avenue Transportation Service Area and are subject to the traffic impact fees in §135-
74.

The attorney representing the applicants spoke of the irregular frontage along Old Belmont Avenue opposed.
Daniel Coval, attorney representing the applicant, spoke of the right-of-way and existing building configurations.

Planning Commissioner France made a motion to revise conditions #4 & #7as follows:

o Revised COA #4: The portion of the right-of-way thatweuld-include-the-existingparking-and-wall 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.

e Revised COA #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, hatt-the-width-(25
ft) across the entire frontage of 159 Old Belmont Avenue.

Planning Commissioner Rosenbaum seconded the motion.

All members were in favor and the motion carried.

6. PRELIMINARY LAND DEVELOPMENT PLAN - 100 Lancaster Avenue, Lankenau Medical Center, Wynnewood, Ward 7, LD#
3895

Ms. Dierks presented a proposal showing the construction of a new three-story surgical center with a 28,140 sq. ft. footprint. The
addition is located internal to the site, connecting to the Heart Pavilion and the South Medical Office Building. The plan also shows
the relocation and reconfiguration of surface parking adjacent to the proposed improvements.
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Planning Commissioners and Planning Staff discussed master planning access to the site for increased connectivity for
pedestrians and bicyclists, if the applicant has addressed the conditions set forth from the previous land development approvals,
the applicants request to waive Tentative Sketch Plan requirement.

Planning Commissioner France invited the applicant to speak.

Denise Yarnoff, attorney for the applicant stated that all the recommended conditions of approval are acceptable to the applicant.
She spoke of logistics to connecting parking with various building locations surrounding the subject area. She invited Dave Velanti,
with Pure Project Management to speak on the following: the emergency department expansion as well as Heart Pavilion building
expansion on the back of the hospital, existing parking locations for staff, patients and visitors, pedestrian access. Mr. Velanti
invited Yonathan Kebede, Vice President of Administration at Lankenau Medical Center to speak to the parking and the workflow
for the services in the new center.

Planning Commissioner Rosenbaum suggested a revision to the following condition:
e Revised COA #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.

Planning Commissioner Rosenbaum made a motion that they accept the applicants requested relief of the Subdivision and Land
Development Code Section 135-7.A to not provide a Tentative Sketch Plan.

Planning Commissioner Rosenbaum made a motion that they accept the updated revised Condition of Approval #13, as well as
the requested relief.

Planning Commissioner Stern seconded both of the motions.

All members were in favor and the motion carried.

7. SECOND STAGE PLAN - 46 Sandra Court, Bryn Mawr, Ward 6, LD# 3859L5

Ms. Dierks presented a proposal showing the construction of a new single-family dwelling with a 3,062 sq. ft. footprint including
a three-car garage on lot #5. The subject property is currently unimproved and was created with the Preliminary Open Space
Subdivision of 1064 & 1080 Mt. Pleasant Road, which was approved on March 17, 2021.

Phillip D. Berger, resident of 14 Foxwood Circle, Bryn Mawr, spoke of ongoing impacts from adjacent improvements concerning a
sinkhole and stormwater management practices.

Planning Commissioners discussed the issues associated with drainage and stormwater runoff. They consulted in Mr.
Mastronardo, the Township Engineer regarding validity of failing stormwater management practices, reforestation plan, and tree
replacements. He indicated Mr. Berger’s property is located upstream and noted Foxwood Circle is crowned and the water that
drains off the development is predominantly on the opposite side of the street.

Michael Bowker, Apex Design Group, engineer for the applicant, as well as the engineer for the approved Preliminary Open Space
Subdivision Plan at 1064 & 1080 Mt. Pleasant Road, Bryn Mawr discussed his exhibits and submitted a letter from Kevin
Momenee to Mr. Berger from May 16, 2016.

Planning Commissioners asked Mr. Berger if he implemented the recommendations from Kevin Momenee. Planning
Commissioner Rosenbaum read the letter details which read as follows. “I recommend to you digging a trench at the toe of the
failure of the ground level at the elevation of the failed slope with a slight upward slope until you reach about 6 feet, more if you
can do it. Then install a layered of crushed stone in the bottom of the trench about a foot think and cover it with a honwoven
geotextile fabric. And fill the trench will fill area with soil to match the surrounding grade. Extend the soil toward the back as much
as possible to flatten the slope. Seed and sod the slope to prevent erosion. Be sure to install a slit fence at the top of the slope
before and during construction to prevent washout.”

Mr. Berger stated he did not implement the 2016 recommendations.
Planning Commissioners discussed the stormwater problems of the past 6 years.

Planning Commissioner Stern again questioned whether stormwater would flow onto Mr. Berger property.
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Planning Commissioners France made a motion to adopt the Second Stage Plan as indicated.

Commissioners Stern seconded the motion.

All members were in favor and the motion carried.

The meeting adjourned at 11:40 p.m.

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