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Planning Commission Meeting Minutes 

NOVEMBER 7, 2022 

                

Planning Commissioner Members Present: Scott France (Co-Chair), Tim Mathews (Co-Char), Bill 

Cook(virtual), Whitney Drukier, David Rosenbaum, George Ross. 

Building & Planning Department Staff Present: Chris Leswing, Director; Charlie Doyle, Assistant Director; 

Jillian Dierks, Economic Planner; Patrick Gorman, Planner. Joseph Mastronardo, Township Engineer. 

Planning Commissioner Mathews called the meeting to order at 7:04 p.m. 

1. PLANNING COMMISSION MEETING MINUTES: October 10, 2022, Planning Commission Meeting 

Minutes. 

Planning Commissioner Mathews indicated that the Commissioners reviewed Meeting Minutes. He 

requested that staff amend the minutes to indicate Planning Commissioner’s discussions regarding 

Section 10, Article VII Conservation and Preservation Overlays. 155-7.1 (1), Uses to Multi-Family 

Conversion. Mr. Doyle agreed to revise the minutes to record fellow members of the Planning Staff’s 

discussion and support of the proposed amendment to zoning code provisions. 

Planning Commissioner France made a motion to adopt the minutes, contingent upon revisions of the 

Uses to Multi-Family Conversion code, noting the Planning Commissioner’s support of the proposed 

amendment.  

 

Planning Commissioner Drukier seconded the motion.  

 

Planning Commissioner Rosenbaum stated he was not present at the last meeting and would abstain from 

the vote. 

 

All other members were in favor, and the motion carried. 

 

2. ARMORE MASTER PLAN 

 

Jillian Dierks, Economic Development Planner, provided an update to the Planning Commission regarding 

updates on the progress of the Ardmore Master Plan. The presentation included: 

 

• Overview of Public Engagement events from over the summer; 

• An upcoming Fall Workshop on Thursday, November 17th; 

• Comments received from the online comment map that featured 400 responses; 

• Opportunities from additional communication and email sign-ups; and 

• Set of draft recommendations was produced at the latest Steering Committee meeting. 

 

At the last Admore Master Plan Steering Committee, the project Consultant involved with the plan 

Identified recommendations involving topics of zoning and redevelopment, retail enhancement and 

retention strategies, parking, transportation safety, connectivity, and corridor concepts. One of the 
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examples of the corridor concepts provided draft recommendations at Cricket Terrace and Rittenhouse 

Place. 

 

Planning Commissioner Drukier inquired about opportunities to comment on other areas for corridor 

concepts at the next workshop. Ms. Dierks noted the upcoming meeting on November 17th. 

 

Planning Commissioner Mathews inquired about building form, height limitations, and materials. Ms. 

Dierks responded and stated that recommendations may involve an overlay but ultimately it would be up 

to the Board of Commissioners. She also noted this area contains a Historic District within the core that 

requires review by the Historical Architectural Review Board to which the Township code has general 

architectural standards that will remain. 

 

Mr. Leswing noted that some of the recommendations may involve considerations for public 

improvements. He stated that the Planning Commissioners will have an opportunity to comment on the 

recommendations before it goes to the Building and Planning Committee meeting. 

 

A motion on this item was not necessary. 

 

3. SEPTA FORWARD: BUS REVOLUTION 

 

Charlie Doyle, Assistant Director, Building and Planning Department, provided a brief update regarding 

SEPTA’s Revolution and its anticipated impacts on the Township. Over the past year, there has been an 

examination and reach-out program with its bus service, and the changes in the bus program are from both 

budgetary and ridership demand.  An overview of the proposed bus service serving the Township was 

provided, with an in-depth presentation regarding the proposed routes 44, 52, 103, 105, and 106. 

 

Planning Commissioner Rosenbaum asked to clarify which areas will be serviced. There was a concern 

concerned about the suspension of the 44 bus due to curtailed service on the Cynwyd train line and recent 

apartment expansion and that some populations would be potentially cut off from Gladwyne and Bala 

Cynwyd routes.  Mr. Doyle clarified which areas would potentially lose service and the repositioning of some 

routes. Planning Commissioners and Township Staff then discussed the continuance of service of the bus 

routes to the office parks in Bala and connections along City Avenue. 

 

Planning Commissioner Mathews asked if the Township and public had any say or input about the proposed 

SEPTA Routes.  Mr. Doyle responded there is an opportunity on November 15th at the open house meeting. 

He elaborated that ridership numbers dictate where the routes will run, and the materials presented are a 

summarization of their findings from the SEPTA Bus Revolution website. 

 

Planning Commissioner France commented that he has seen changes made because of either municipal or 

public input and is optimistic that the changes will result in better service. There was a short discussion 

regarding the Micro Transit and the Mobility on Demand component.  Mr. Doyle explained that these are 

new concepts as they would provide low-density/population areas access to bus routes using smaller 

vehicles by scheduling pickups.  

 

Planning Commissioner Cook commented that there should be an opportunity to reevaluate the bus routes 

in the Bala Cynwyd area after the developments in the area are constructed to review demand for the SEPTA 

bus routes., Attention may be needed to address future needs.  

 

A motion on this item was not necessary. 
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4. PRELIMINARY LAND DEVELOPMENT PLAN - 23 & 27 LLANFAIR ROAD, ARDMORE, WARD 5, LD# 

3893PP.  

 

Patrick Gorman, Planner, introduced a preliminary land development plan to demolish two vacant multi-

family dwellings with all other structures, consolidate the two parcels (encompassing 32,000 square feet) 

and construct two new multifamily buildings totaling 10 units. Each building will consist of three stories with 

Building “One” containing four units with a 5,743 square feet footprint, and Building “Two” containing six 

units and encompassing 6,188 square feet. The buildings will be serviced by public utilities and, an onsite 

stormwater management system.  Parking will be addressed by a 23-space sub-terranean facility 

underneath the proposed buildings.  The buildings are connected via an interior enclosed breezeway 

between the buildings.  Architecturally the building façade will primarily consist of gray stone. The landscape 

consists of four shade trees in the right-of-way between proposed building One and Llanfair Road, with 

additional landscape improvements along the bounders of the site. The applicant has agreed with the 

recommended conditions of approval.  

 

There was a short discussion between Planning Commissioner Rosenbaum and Mr. Gorman regarding the 

trees that will be removed and replacement plantings. Mr. Gorman responded that the applicant is complying 

with the tree replacement Township code requirement. 

 

Planning Commissioner Matthews commented on the building layout and if the Township addresses the 

need for two buildings on the same lot.  Mr. Gorman clarified that two buildings are permitted in the MDR2 

zone and addressed that he misquoted the ordinance as part of his memorandum. There was a further 

discussion between the Planning Commissioners and Planning staff regarding the two-building layout.  

 

Planning Commissioner Rosenbaum asked for clarification regarding the number of units and the materials 

used for the architecture.  Mr. Gorman stated that building one has four units and building two will have six 

units.   The applicant will address the architectural design part of the review process.  Any exceeding the 

code requirement will require a waiver.  

 

There was further discussion among the Planning Commission members regarding the character and design 

of the building and how it relates to the surrounding neighborhood.  

 

Planning Commissioner Rosenbaum asked if the consolidation was by-right and the setback of the garage 

adjacent north property, and if there was an issue with the proposed building setback. Mr. Gorman 

responded that the proposed building complies with the setback requirements for the MDR2 Zoning District. 

He cannot confirm what the setback is for the existing garage.  

 

Planning Commissioner France questions where the mechanicals will be placed.  Mr. Leswing responded 

that the mechanicals will be explained later by the applicant.  

 

Planning Commissioner Matthews had a question about breezeway compliance with the Township Zoning 

codes.  Mr. Leswing commented on how they comply with the zoning code and the comment recommending 

their removal in the County Review memorandum.  

 

Planning Commissioner Cook asked if the spirit of the ordinance is achieved by two buildings instead of one.  

Mr. Leswing stated the design provides a transition single-family zone or a multifamily form of development 

and the proposal is seeking the arrangement of buildings for the development to be in character with its 

relationship to the street. 

 



 

4 
 

Planner Commissioner Rosenbaum had a question regarding the trash removal from the garage area.  It was 

determined that the applicant will need to address how trash is picked up from the building.  

 

George Broseman (Applicant Counsel) provided a brief about the project regarding density, parking, and the 

conditions of approvals are acceptable.  Specifically, the applicant will review the architectural standards 

and comply to revise the design that fits with those in the neighborhood.  

 

There was a brief discussion between Mr. Broseman and the Planning Commissioners regarding the building 

materials and their consistency with the neighborhood. 

 

There was a discussion between Planning Commissioner Rosenbaum and Mr. Broseman regarding the 

immediate neighbor’s participation and notification regarding the project.   

 

There was a brief discussion between the Applicant and the Planning Commissioners on how the building 

was accessed and how trash is picked up from the building.  

 

The was a discussion between the Planning Commissioners if the dwelling units that were considered for 

affordable housing.   The applicant confirmed that the units would be market-rate condos. 

  

There was a discussion about the placement of the mechanicals, and they will comply with building and 

zoning code requirements.  Mr. Broseman replied that screening will be provided if required, and it will 

comply with all building and zoning codes.      

 

Carl Watson, a resident of Wynnewood, requested clarification regarding the parking count, the drop-off 

areas and deliveries, and if the code for the lighting code will be updated.  The applicant agreed to follow all 

applicable building codes, address parking, and where deliveries would occur. 

 

Amy Koeser, representing the property owner at 33 Llanfair Road, had a question regarding stormwater 

management and erosion control. She also commented on how large buildings affect the character of the 

community.   The Township Engineer addressed the resident’s concerns regarding stormwater.  

 

Planning Commissioner Mathews closed the public comment portion and moved for deliberation. 

 

There was a further discussion between the Planning Commissioners Mathews, Rosenbaum, Cook, Ross, 

and France regarding the building’s facade colors, concealment of mechanical units, and the building layout 

related to the site and affordable housing, and landscape plantings.   

 

Planning Commissioner Mathews motioned for the approval of the plan contingent upon the revision of 

Condition 31: 

“The lighting plan shall be designed to comply with the 2018 IECC or 2016 ASHRAE standard 

within the adopted 2107 National Electric Code.” 

Planning Commissioner France seconded the motion.  

 

All members were in favor and the motion was carried. 

The meeting adjourned at 9:25 p.m.  

Meeting minutes recorded by Patrick Gorman, Planner, Building & Planning Department.   


