s Planning Commission Meeting Minutes
June 6, 2022
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Members Present: Scott France, Tim Mathews, George Ross, David Rosenbaum and Whitney Mehrhof-Drukier

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

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

1. PLANNING COMMISSION MEETING MINUTES: May 2, 2022, Planning Commission Meeting Minutes.

Planning Commissioner Mathews indicated Commissioners have reviewed Meeting Minutes, provided amendments and agreed
to adopt minutes as amended.

Planning Commissioner France made a motion to adopt the minutes as amended.
Planning Commissioner Ross seconded the motion.
Planning Commissioner Mathews abstained due to absence from the previous meeting.

All other members were in favor and the motion carried.

2. PRELIMINARY LAND DEVELOPMENT PLAN - Ardmore Master Plan

Ms. Dierks presented the Planning Commission with an update to the Ardmore Master Plan. The update included a brief overview
of the purpose and intent of the Master Plan, identified stakeholders and partners, discussed the public engagement plan and
timeline, promoted the online comment map and highlighted the project schedule. The Master Plan is intended to last for
approximately one year. The purpose of plan is to create a unified vision for the community supported by recommendations to
improve the streetscapes, aesthetic appeal, and provide solutions to improve mobility for all modes of transportation. The public
engagement portion will include a series of community meetings with pop-up events supporting updates along the process.

Ms. Dierks presentation concluded with promotion of a Tuesday, June 21st Open House & Community Charrette. The event will
feature opportunities for the Township staff to assist community members to make comments in person and via the online map
and provide information about the planning process. The charrette will be led by the consultant, Kittelson & Associates, and will
focus on developing the strengths, weaknesses, opportunities and threats (SWOT) analysis and inform the Master Plan vision,
goals and objectives.

3. 219 W. SPRING AVENUE & 90 GREENFIELD AVENUE (AKA 90 & 92 GREENFIELD AVENUE), ZION BAPTIST CHURCH,
ARDMORE, LD# 3897, WARD 4

Ms. Dierks presented a proposal showing the subdivision of 219 W. Spring Avenue into two lots, where no construction is
proposed. Lot 1, 90 Greenfield Avenue, contains an existing single-family home to be maintained on 3,025 sq. ft. (0.07 acres).
Lot 2 contains a church and accessory buildings to be maintained on 22,647 sq. ft. (0.52 acres).

Ms. Dierks stated that the applicant was present at the meeting and accepts the recommended conditions of approval as
proposed.

Planning Commissioner Rosenbaum asked for clarification of the location of the breezeway and what the condition would be after
the subdivision. Ms. Dierks noted after the removal of the breezeway the location would be green space.

Planning Commissioner Mathews confirmed the dwelling will be sold as real estate for a private residence.


https://www.lowermerion.org/Home/Components/Calendar/Event/13430/53?curm=6&cury=2022

Jamie Jun, attorney representing the applicant, indicated the recommended conditions of approval are acceptable to the applicant
and the church.

Planning Commissioner Mathews asked if there were any members of the public who wished to speak or provide public comment.
Ms. Dierks noted that there were no public comments. Planning Commissioner Mathews opened the meeting up for Planning
Commission comments.

Planning Commissioner Mehrhof-Drukier stated that the plans make sense. Planning Commissioner Mathews noted that the plans
do not seem to change the character of the neighborhood at all.

Planning Commissioner Mathews asked Planning Commissioner France if he had any issues, he said he had no issues.
Planning Commissioner Mathews asked Planning Commissioner Stern if he had any issues, he said he had no issues.
Planning Commissioner Mathews asked Planning Commissioner Rosenbaum if he had any issues, he said he had no issues.

Planning Commissioner France motioned to recommend approval of the preliminary subdivision plan and conditions with
conditions as applied. He noted that everything else was already taken care of with the Zoning Hearing Board.

Planning Commissioner Mathews seconded the motion.

All other members were in favor and the motion carried.

4. PRELIMINARY LAND DEVELOPMENT PLAN - 1543 MONK ROAD & 1420 ROSE GLEN ROAD, GLADWYNE, LD# 3886, WARD
2

Ms. Hall presented the proposal showing the subdivision of four lots totaling 68.7 acres into five lots. The proposed plan will retain
existing Class | historic structures on two lots and three new dwellings are shown to be constructed on each the remaining three
lots, while conserving 38.8 acres as preservation area. Access to the tract will be provided along Monk Road for all five lots,
requiring two shared drives; with Lot 1 being the only proposed parcel with its own point of access; proposed Lots 2 and 3 will
share an access easement through Lot 1 on a separate shared driveway; and Lots 4 and 5 will have shared a driveway running
through Lot 4.

Commissioner Rosenbaum inquired about historic designation of the new lots. He also spoke about the proposed sewer system
and whether the applicant would be able to subdivide the property should they not receive easement access. Mr. Mastronardo
explained several situations including connections along Monk Road as well as the possibility of on-site sewer. He also spoke of
tree replacement and the statement on the plans.

Ms. Hall noted that the property does not have sewer connection. She spoke to the future location of the gravity force main and
sewer design details for the proposed plans. She noted that the actual location design has not been completed at this time. Staff
has included several conditions of approval addressing the sewer design issues. Ms. Hall spoke to the pedestrian access along
the Monk Road frontage, noting that staff had determined that the best pedestrian connection for Monk Road would be a green
bench within the property frontage. Ms. Hall also spoke to the Pedestrian Access along the Mill Creek frontage, noting that staff
has determined and conditions included that the applicant field locate a natural trail in the portions determined to be feasible.

Planning Commissioner Rosenbaum spoke to the location of the sewage and the requirement for the easement on the adjoining
property in order to make the proposed main work. He had concerns if the applicant could not secure access to the required
easement. He asked if the site was too big for on-site sewage.

Joe Mastronardo, Township Engineer addressed Planning Commissioner Rosenbaum by noting that there were four options for
sewage storage and disposal but stated that the potential sanitary force main design was the preferred choice. He also noted the
second option would be to take new sanitary sewer main out to Monk Road where the is no sewer, run it along Monk Road and
then back into the easement at a different location. He spoke to the third option for sewer connection as taking new sanitary
sewer main to Monk Road then all the way to Youngsford Road to public sewer. The fourth option for sewer connection would be
on lot septic systems, noting that the applicant would have to demonstrate that they could find an area suitable for percolation.
He also stated that the applicant would need to get final approval from Department of Environmental Protection for their sewage
planning.

Planning Commissioner Rosenbaum spoke to the removal of 227 trees, noting that 183 trees are required, but that township
staff only required 116 to be planted.



Planning Commissioner Matthews asked the applicant to speak.

George Broseman, attorney representing the applicant, introduced the members of the applicant’s team, spoke to the old and
new conditions of approval and noted that they were acceptable, said that the landscape architect would speak to the plans and
tree calculations and the comments from Montgomery County.

Ms. Hall spoke of wooded lot calculations, tree, and shrub replacements sufficient to requirements. Mr. Broseman agreed.
Planning Commissioner Matthews opened the meeting up to public comment.

Edward Trobee resident of 200 River Road spoke of impacts to stormwater management and runoff potentially created by the
proposed development to Soapstone watershed. Mr. Leswing indicated the majority of the property is within the Mill Creek
watershed and would not significantly affect the Soapstone watershed.

Ms. Mo Gillen, Haverford village resident, spoke of opposition to historic preservation designation of the ancillary lots
designated as a Class | Resource.

Planning Commissioners Mathews and Rosembaum noted that they received written public comment from members of the
public. They asked Mr. Broseman to speak to some of the public comments. Mr. Broseman spoke noted that he walked the trail
with Township Planning Staff and Peter Grove of the Bridlewild Trail. Mr. Broseman has concerns with an extension of the
Bridlewild Trail into the property.

Planning Commissioner Rosenbaum inquired about tree removal and anticipated timeline. Mr. Mastronardo explained the
applicant’s process of a Second Stage Plan application and a Minor Grading Permit application after the approval of the
Preliminary Land Development Plan.

Maki Paulson, inquired about an existing tennis court shown on lot #4 of the existing conditions plan. She spoke of the tennis
court’s location within the Open Space Preservation area, where the tennis court would not be permitted to contribute to the
Open Space area.

Planning Commissioner Mathews inquired about the common maintenance of the Preservation Area and whether the tennis
court could remain. Ms. Hall noted that the tennis court was an existing condition. Mr. Broseman noted that the tennis court
was not counted as part of the calculation of the required preservation area.

Discussion ensued regarding the tennis court in the preservation area. Planning Commissioner Mathews stated that there
cannot be a tennis court in a preservation area, noting that the preservation area shall be free of structures of any kind,
including but not limited to playground equipment, playset, playhouse, treehouse, netting, sheds or similar pertinences.
Planning Commissioner Mathews inquired about the potential for a Homeowners Association management of the Open Space
Preservation area.

Mr. Broseman indicated that there would be a Homeowners Association or other legal means to cover the management of the
preservation area. He stated that the tennis court could be counted as part of the historic property, or could be removed, or the
preservation area could be altered because the plans have so much extra preservation area. Planning Commissioner Ross
asked if there could be a line drawn around the tennis court to exclude it form the preservation area. Ms. Hall spoke to
recommended condition of approval number 43 speaks specifically to the code section. Planning Commissioner Mathews spoke
to the difference between the Maintenance and Operations of the Preservation Area citing 155-7.2.i.2 verses Ownership of the
preservation area siting 155-7.2.i.4 of the Township Zoning Code.

Mr. Broseman noted that all of the open space preservation area requirements will be met for access. There will be either a HOA
or a Declaration of Covenants of Restrictions and Easements. All of the lot owners will have an easement to meet all of these
previsions. Planning Commissioner Mathews asked for Mr. Boseman clarification of the process to create a Declaration of
Covenants of Restrictions and Easements document. Mr. Broseman provided and outline and noted that the document would
be recorded with the final plan. Mr. Leswing noted that the Township Solicitor would review the Declaration of Covenants of
Restrictions and Easements document for approval. Mr. Broseman spoke to the Act 319, Forest Land Assessment,
requirements for 10-acre lots. He noted that the preservation areas are protected from future subdivision.

Planning Commissioners then discussed concern for removal of trees, necessity of Second Stage Plan details for future plans
and about connections to the existing trail network and potential options for extending the Bridlewild Trail.



Planning Commissioner Rosenbaum proposed changes to Conditions of Approval #5 & #7, with amendments to Condition #5,

“Trees on each lot shall not be removed until after completion of the second stage plan corresponding to the
development of that lot. Detailed tree location and removal will be evaluated with the second stage plans.”

Planning Commissioner Rosenbaum proposed changes to Conditions of Approval #7 stating,
“Wooded lot calculations shall be submitted with the Preliminary Plan submission. Applicant shall locate the
permitted dwellings and other improvements in a manner so that all development complies with the Natural
Features Conservation Code, including, but not limited to, minimizing the number of viable trees that will be
removed for construction of the dwellings or other improvements.”

Planning Commissioner Ross and Planning staff spoke to pedestrian access and the level green bench.

Planning Commissioner Mathews suggested a new requirement stating, “The applicant shall comply with all of the

requirements of the open space preservation district or obtain conditional use exception from the Board of

Commissioners”.

Planning Commissioner Rosenbaum made a motion that the Planning Commissioners approve Preliminary Land Development
Plan with the amended conditions concerning Conditions of Approval #5 and #7.

Planning Commissioner Ross seconded the motion.
Planning Commissioner Mathews abstained.

All other members were in favor and the motion carried.

5. DRAFT ORDINANCE - Subdivision and Land Development Ordinance (SALDO), Z-22-007 - Minor amendments for recent
adopted SALDO

Ms. Hall presented a draft ordinance amendment on the adoption of an ordinance to amend Chapter 135: Subdivision and Land
Development Code to update a single definition, Land Development, in Article 2 and update a cross reference to the Zoning
Code, in Article 8, specifically relating to a Transportation Demand Management Plan. She noted that The Pennsylvania
Municipalities Planning Code requires the governing body hold a public hearing to consider amendments to the Subdivision and
Land Development Code. Ms. Hall noted that this ordinance will be presented to the Building & Planning Committee on June
8th, 2022, for the authorization of a public hearing for the Board to consider this ordinance. The public hearing could occur in
July 2022.

Planning Commissioner Matthews asked the Planning Commissioners if they had any questions regarding these changes. They
said no and agreed to move on to agenda item 6.

6. DRAFT ORDINANCE - Zoning Code- Z-22-002 - Establishing parking reserve standards with a Transportation Demand
Management (TDM) Plan.

Ms. Hall presented a draft ordinance amendment to the Zoning Code to establish parking reserve standards with a
Transportation Demand Management (TDM) Plan by to amending Chapter 155: Zoning Code to establish the parking in reserve
provisions relating to the submission of a Transportation Demand Management Plan, as provided for in the recently adopted
SALDO. Resolution 2020-16, was adopted on June 17, 2020, committing the Township to a series of policies to improve
transportation quality and expand options, and provide opportunities for healthy lifestyles. Staff crafted proposed Township
policy that would further promote a comprehensive approach to reducing traffic congestion through a wide range of strategies
aimed at encouraging alternatives to the single occupancy vehicle. She noted that the Pennsylvania Municipalities Planning
Code requires the governing body hold a public hearing to consider amendments to the Subdivision and Land Development
Code.

Ms. Hall stated that the ordinance will be presented to the Building & Planning Committee on June 8th, 2022, for the
authorization of a public hearing for the Board to consider this ordinance. The public hearing could occur in July 2022.

Discussion ensued on the differences between the differences in the two ordinances and how they interact with each other.
Planning Commissioner Rosenbaum expressed concerns with private shuttle services, and it not being clearly defined in the
zoning code. A frequency requirement should be considered. Mr. Leswing explained the interrelationship between the
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requirements in the SALDO and Zoning Code, as it relates to the reserve parking. Planning Commissioner Rosenbaum asked if a
more concrete statement could be added to the private shuttle to make it more regularly scheduled.

Planning Commissioner Rosenbaum suggested a change to the text which reads “The Board of Commissioners on the advice of
the Director of Building & Planning.”

Planning Commissioner Matthews agreed and said that the Board of Commissioners as the governing body can’t delegate its
decision making authority to the Director of Building & Planning because that’s not part of the political process. “The applicant
must agree in the reported covenant to install reserve parking spaces at any future time and let the Board of Commissioners
determine that time.”

Planning Commissioner Rosenbaum suggested a revision, “At any future time and setting for transportation demand
measurements shall be implemented and maintained if the Board of Commissioners on the advise of the Director of Building &
Planning determines.”

Planning Commissioner Matthews suggested a revision to Planning Commissioner Rosenbaum’s revision which reads, “At any
future time and setting for transportation demand measurements shall be implemented and maintained if the Board of
Commissioners determines.”

Planning Commissioner Matthews opened the floor up to public comment.

There was no public comment on both of the draft ordinances.

Planning Commissioner Matthews asked if all the Planning Commissioners agreed to the changes to the changes Planning
Commissioner Rosenbaum suggested.

Planning Commissioner Matthews moved to recommend approval of the draft ordinances with the amendments provided by
Planning Commissioner Rosenbaum.

Planning Commissioner Rosenbaum seconded the motion.

All members were in favor and the motion carried.

Planning Commissioner Ross requested that the Planning Commissioners receive paper copies of the plans, for those that would
like to receive physical copies. Ms. Dierks indicated staff would send the Planning Commission a survey to coordinate the needs
of the Planning Commissioners.

The meeting adjourned at 8:57 p.m.

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



