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Planning Commission Meeting Minutes 

JANUARY 31, 2022 –7:00 p.m. 
                

Members Present: Tim Mathews, Scott France, Bill Cook, David Rosenbaum, Whitney Merhof-Drukier, and George 

Ross (virtual) 

Staff Present – Chris Leswing, Director, Building and Planning Department; Charlie Doyle, Assistant Director of 

Planning, Building & Planning Department; Jillian Dierks, Planner, Building and Planning Department; Joseph 

Mastronardo, Township Engineer 

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

1. PLANNING COMMISSION MEETING MINUTES: December 6, 2021, December 9, 2021 & January 10, 2022 

 

Planning Commissioner France indicated Planning Commissioners have reviewed Meeting Minutes and agreed to 

adopt minutes as amended. 

 

Planning Commissioner Rosenbaum made a motion to adopt the minutes as amended. 

 

Planning Commissioner Cook seconded the motion.  

 

All other members were in favor and the motion carried. 

 

Planning Commissioner France asked Charlie Doyle, Assistant Director of Planning when the SALDO would next be 

discussed at the Board of Planning Commissioners meeting. 

 

Mr. Doyle stated that it was discussed at a special Building & Planning meeting on January 26th, staff is working with 

the Board of Planning Commissioners to see which date is best and has identified February 23rd as the next meeting 

where the SALDO will be discussed by the Board. 

 

2. PLANPRELIMINARY LAND DEVELOPMENT PLAN - 231 & 251 ST. ASAPHS ROAD, ONE & THREE BALA PLAZA & 

333 E. CITY AVENUE, TWO BALA PLAZA, BALA CYNWYD, LD# NOS. 3819PP & 3820PP, WARD 9.  

 

Ms. Dierks presented a master plan for development of the 56-acre properties. The plan shows construction of thirteen 

new structures containing as a mix of office, 567 residential units, hotel, retail and structured parking on the One & 

Three Bala Plaza property. The plan also shows the construction of two mixed-use buildings containing 190 residential 

units over two parking structures on the Two Bala Plaza property. 

 

Planning Commissioner France discussed the magnitude of the proposed development and impact on the Township; 

and while the meeting discussions would not cover all detailed topics of the plan, the entire plan review process would 

be over a 30-year period, with multiple phases. 

 

Planning Commissioner Rosenbaum asked Ms. Dierks about the review process and whether the plan would be 

reviewed under the previous zoning code or updated versions based upon the timeline of updated plan. Ms. Dierks 

indicated the plan would be reviewed under the code when the application was submitted and approved, and not 

future code provisions. 

 

Ms. Dierks confirmed the application is vested within the 2018 zoning previsions of the City Avenue District.  
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Planning Commissioner discussed the timeline of the plan approval process and the Developer’s Agreement that 

would give the applicant a 30-year freeze on any changes in the zoning code. Mr. Leswing confirmed that typically an 

applicant has 5 years from the approval of the plans by the Township Board of Planning Commissioners to build the 

project. 

 

Planning Commissioner Cook spoke to the public comment staff received from Richard J. Sudall, representative by a 

neighboring landholder at 335 Righters Ferry Road. Mr. Sudall inquired about setback of property lines, negative 

impact on stormwater and viewshed conditions of 15-story buildings proposed adjacent to the residential development 

335 Righters Ferry Road property. He requested that a Condition be added to this approval that the applicant 

specifically address these issues prior to submission of the Amended Preliminary Plans for this Phase of the Proposed 

Development. 

 

Ms. Dierks indicated that the applicant is meeting the required setbacks and that buffer landscaping will be installed. 

Joe Mastronardo, Township Engineer noted that there was not ordinance requirement required separation from a 

stormwater system or a discharge. Mr. Leswing indicated the proposed buildings are all within code compliance and 

suggested the developers speak further upon the proposed buildings, location and impact. 

 

Planning Commissioner France opened the floor to the applicant and representatives. 

 

Al Fuscaldo, the attorney representing the applicant, noted that they reviewed the conditions of approval with planning 

staff and are happy to accept the conditions as noted including revised COA #43 which stated, “The Final Plan for any 

approved Amended Preliminary/ Final LD 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 Amended Preliminary/ Final 

LD Plan  Preliminary Plan approval by the Board of Planning Commissioners.” 

 

Mr. Fuscaldo spoke to Planning Commission concerns to the proposed R1-C Residential building and proposed Hotel. 

He noted that staff asked the applicant to eliminate the garage noted as C3 Parking Garage with retail during Phase 

III. One of the things the applicant may be able to do is relocate the Hotel to the R1-C Residential building location on 

the proposed plan, essentially switching their locations. 

 

Planning Commissioner Matthews noted the location of buildings. He suggested clustering the buildings together, so 

that people living and working in the buildings can access all the other buildings without having to cross a parking lot 

or road. 

 

Yaki Midovnik, the landscape architect for the applicant, indicated the design of site was determined by the zoning 

constraints. Mr. Midovnik spoke about connectivity and the pedestrian path network by noting the site context and 

change in elevations throughout the site. 

 

Planning Commissioner Ross noted the height of proposed office buildings on the back and west of the site asking 

the applicant is the buildings were shown at the maximum height for zoning. He inquired whether the applicant could 

increase the height of the office buildings, would they be able to reduce the number of buildings and have less impact 

on the site. Mr. Fuscaldo indicated that was not feasible by Lower Merion Township Zoning requirements. 

 

Planning Commissioner Ross also asked whether retail would be integrated with the proposed 12-story residential 

building along St. Aspahs Avenue and 8-story residential building along City Avenue. Mr. Midovnik indicated there is a 

mall that pedestrians can walk through north to south through the site.  

 

Planning Commissioners discussed parking and concerns for extensive number of parking garages on the property. 

They asked the applicant to go through the buildings that have parking as podium and provide the number of floors 

of parking for each building. 

 

Michael Bowker, the engineer for the applicant, described the parking structures and discussed details of the 

proposed parking garages. 
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Planning Commissioner Ross inquired about exploring a central energy plant as well as renewable or green sources 

of energy to power the buildings on the site. Mr. Fuscaldo indicated the applicant is not pursuing such power sources. 

Planning Commissioner Ross encouraged the applicant reconsider renewable sources of energy and on-site energy 

production. 

 

Planning Commissioner Rosenbaum inquired about the Developer’s Agreement and impact on regulation of later 

phases of the Master Plan development. Mr. Fuscaldo noted that any future Developer’s Agreements would be 

reviewed by the Board of Planning Commissioners. The document would protect the plans from future modification 

under zoning amendments. It would also memorialize the process, the building setbacks, the massing of the buildings, 

the use of the buildings, and density for each phase of the amended preliminary plans and would also vest the 

massing, the location and placement of the buildings under the 2018 zoning previsions of the City Avenue District.  

 

Planning Commissioner Rosenbaum asked Mr. Fuscaldo if stormwater design would fall under the Developer’s 

Agreement and expressed concerns for any design standards implemented today might be obsoleted in 20-30 years 

due to climate change. Mr. Fuscaldo replied that applicant would work with the township on stating that stormwater 

may not fall under the Developer’s Agreement.  

 

Planning Commissioner Cook inquired upon the potential for a pedestrian bridge connecting the One & Three Bala 

Plaza to Two Bala Plaza. Mr. Fuscaldo indicated this option is still under consideration and agreed to the condition. 

 

Planning Commissioner France then opened the meeting up for public comment.  

 

Anita Oller, resident of Sutton Terrace, spoke about concern for impacts to the transportation network and existing 

residents. 

 

Richard J. Sudall, PE, Managing Director of 335 Righters Ferry Road, spoke of concern for impacts by the proposed 

15-story building adjacent to their property on their existing swimming pool / pool deck. He noted that the proposed 

building shown in Phase III would cast shade upon their pool. Planning Commissioner France stated that the applicant 

has complied with the zoning code requirements.   

 

Daniel Alva, resident of Sutton Terrace spoke about alignment of an access road with Llanberris Road and potential 

for the use of the road as a cut-through in the future. He also indicated concern for pedestrian movements and 

inclusion of the anticipated PennDOT roundabout with the proposed Master Plan. Mr. Fuscaldo indicated the plans 

are designed to accommodate the roundabout but did not include due to pending status. Mr. Leswing indicated the 

status of the roundabout is not fully determined and would be further explored in the future. He also elaborated the 

location of the drive in-line with Llanberris Road would be further scrutinized during the Phase I of the Master Plan. 

The purpose of a drive in-line with Llanberris is designed for pedestrian safety. 

 

Mitch Wienick, resident of Bala Cynwyd, inquired about the extent to providing moderate-income and affordable 

housing. Ms. Dierks indicated this is not something that is required from the applicant, but staff has included a 

condition of approval to explore a possible mutual agreement to add moderate rate income housing in future phases 

of the master plan development.  

 

Merle Greenblatt Zucker, resident the Fairmount in Bala Cynwyd, inquired about pedestrian pathways and connectivity 

along St. Asaphs Road to the site. Mr. Leswing noted that safe and secure connections would be created to the site 

by walking east on Clyd Road to Llanberris Road and what will be a new signal for pedestrians to walk across Belmont 

Avenue which will line the user up to the sidewalk and trails into the proposed development. 

 

Nanci Goldman, resident of Sutton Terrace, expressed concern for traffic impacts associated with the proposed 

roundabout at Belmont Road and St. Asaphs Road. She also indicated concern for traffic impacts at Llanberris Road. 

 

Avia Goldman, resident of Sutton Terrace, expressed concern for traffic impacts associated with the development on 

walking on Clyd Road. 
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Planning Commissioner Mathews noted that the layout of the Master Plan creates numerous parking garages and 

parking lots throughout the site. He recommended the Board not enter into any kind of agreement until plans are 

revised to achieve the goals of the City Avenue Special Services District. He specifically noted concern for Office North 

Two building height and shadows cast upon adjacent property and suggested the larger buildings should be directed 

toward City Avenue. 

 

Planning Commissioner Mathews suggested the Planning Commissioner include a new condition  

 

“The applicant shall investigate reconfiguring the site plan to allow the buildings to better relate to each other 

and provide a better pedestrian experience as examples: by clustering buildings, providing a ring access road, 

locating parking away from pedestrian and open space areas, and providing pedestrian scale green space 

amenities approximate to each building.” 

 

Planning Commissioner Mathews noted that adding small scale gather spaces with amenities to increase pedestrians. 

Mr. Fuscaldo stated that Planning Commissioner Matthews new conditions sounded like the applicant needed to 

redesign the project from something that already conforms with the Lower Merion Township zoning code.  Mr. Fuscaldo 

noted that the proposed site has is very pedestrian friendly siting the numerous trail systems, a 12-acre park, 

multimodal access for pedestrians, bikes, and cars. 

 

Planning Commissioner Rosenbaum reiterated the importance of revisions to parking garages and agreed with 

Planning Commissioner Mathews condition, should the inclusion of building clusters be removed. He also indicated 

the applicant could potentially move the buildings to better accommodate the existing built environment. 

 

Planning Commissioner Ross indicated concern for design of the proposed buildings along the rear of the lot and 

corrections are possible to create a greater pedestrian experience. Remove parking garage at the center of the lot, 

swapping the location of hotel and R1C Residential building. He indicated the proposed plans should be revised prior 

to consideration of plan approval. 

 

Planning Commissioner France recommended an amendment to COA #9 to suggest a wrapped garage on the lower 

floor podium garage as means of reducing the proposed unwrapped garage. 

 

Planning Commissioner Ross recommended a condition to consolidate and improve centralized building systems 

throughout the entire site. He elaborated upon consolidation as a broad, efficient use of energy throughout the site 

with systems that site-wide solutions. Planning Commissioners discussed Condition of Approval #34, where Planning 

Commissioner Rosenbaum suggested the following 

 

“The applicant shall investigate ways to improve and consolidate energy efficiency as well as centralized 

building systems for the entire site this includes exploring the consolidation of energy resources to improve 

efficacy and sustainability.” 

 

Planning Commissioners then deliberated upon finalizing additional conditions to include that the applicant: 

 

 

1. Shall investigate reconfiguring the site plan to provide a greater pedestrian experience.  

 

2. Shall investigate reconfiguring Office North 2 and Residential R2-C to locate the tower further from 

neighboring development.  

 

3. Shall investigate possibility of adjoining two or more of the buildings so that the combination of two 

buildings share and obscure required parking. 
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4. Shall investigate reconfiguring site plan to ensure that parking areas are located away from 

pedestrian areas to the greatest extent possible. 

 

5. Explore possibility of heating and cooling of the site this includes exploring the consolidation of 

energy resources to improve efficiency and sustainability. 
 

Planning Commissioner Mathews made a motion to approve the proposed plans with the recommended conditions. 

 

Planning Commissioner Cook seconded the motion.  

 

The motion carried, with all other Planning Commission members in favor. 

 

Prior to completion of the review, Planning Commission France suggested that Township staff discuss the 

ramifications of a 30-year agreement with the Township Solicitor. Planning Commissioner Mathews made a second 

motion to address the recommendation the following to Board of Planning Commissioners. 

 

“Staff recommends that the Township not enters into a Developers Agreement, until the conditions of approval 

as recommended by the Planning Commission have been addressed to the Board of Planning Commissioners 

satisfaction.” 

 

Planning Commissioner Mathews motioned to approve.  

 

Planning Commissioner Rosenbaum seconded that motion. 

 

Planning Commissioner Cook abstained from voting on the Developers Agreement conditions.  

 

The motion carried, with all other Planning Commission members in favor. 

 

3. CONDITIONAL USE PLAN – 111 PRESIDENTIAL BOULEVARD, BALA CYNWYD, CU# 3888C, WARD 9. 

 

Ms. Dierks presented a Conditional Use plan requesting relief from two sections of Township Zoning Code, which 

include exceeding the maximum permitted lot width, required by Zoning Code section 155-6.6.B.(3), and deviating 

from the building configuration standards to not provide an upper story building stepback, as required by Zoning Code 

Section 155-6.6D.(1)(f). The Conditional Use requests are being sought as part of pending land development proposal 

which includes the construction of a five (5) story mixed-use building containing 425 residential dwelling units, 22,564 

sq. ft. of ground floor commercial space, and 676 structured parking.  

 

Ms. Dierks recommended that, should the relief be granted for the conditional use requests, the following 

recommendations should be considered by the Planning Commission:  

i. The applicant shall explore providing a pedestrian crossing along Presidential Boulevard.  

ii. The applicant shall work with staff and adjacent property owners to investigate potential trail and pedestrian 

opportunities through and to the rear of the site.  

iii. The internal driveway shall be designed to appear as a private road and incorporate street trees, enhanced 

paving, and pedestrian crossings.  

iv. The applicant shall consider strategies to deemphasize the appearance of the upper story building connection 

as viewed from Presidential Boulevard, including but not limited to increased fenestration, architectural 

design and materials, and shifting the connection toward rear of the site.   

v. The applicant shall consider strategies to enhance the streetscape setback in Section 1, including but not 

limited to recessing the first level of the commercial space by several feet to create additional active space 

within the streetscape of Section 1.  

 

Planning Commissioner Rosenbaum asked about implications of not approving the requested conditional use 

concerning the requirement of the maximum permitted lot width and spoke about the Glen Road right-of-way. 
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Planning Commissioner Ross questioned the procedural review of conditional use prior to review of the Tentative 

Sketch Plan and indicated he would prefer both the Conditional Use request and Tentative Sketch Plan Review be 

done at the same time.  

 

Planning Commissioner France opened to floor to applicant. 

 

Gina Gerber, attorney representing the applicant, indicated the requested conditional use was coupled together 

because they are related to plan approval process. 

 

Adam Harbin, representative of the applicant, spoke regarding the site design replicating the existing building footprint, 

the existing unimproved right-of-way from Glen Road and the request of building connections for access between the 

parking garage and entire building.  

 

Planning Commissioner Ross inquired about the upper-level mid-site building connection shown at proposed access 

drive.  

 

Mr. Harbin indicated the connection would allow for a 14’ to 16’ clearance from ground level and elaborated on plan 

details. 

 

Planning Commissioner Mathews inquired about the requested conditional use for stepbacks along the building 

façade.  

 

Mr. Harbin indicated the unusual lot layout and limited depth of the lot impacted viability of the stepbacks. He indicated 

the applicant is amendable to a recessed first floor and the stepbacks are not uniform throughout the building but 

adjusts to accommodate the curvature of the lot boundaries along Presidential Boulevard. 

 

Planning Commissioner Rosenbaum inquired about securing site design for the Conditional Use that replicates existing 

plan details provided for the Conditional Use and the location of public space. Mr. Harbin indicated the applicant has 

no intent to amend the existing proposed plan details and described the public gathering space. Planning 

Commissioner Rosenbaum inquired whether the applicant would adjust the location of the public space or remain 

where currently proposed. Mr. Harbin questioned the viability of the plan, should the Conditional Use request not get 

approved. 

 

Planning Commissioner France then opened to floor up to public comment. 

 

Mitch Weinick, a resident of the Corinthian, indicated concern for traffic patterns along Presidential Boulevard and 

pedestrian safety are considered in future plan approval process. Mr. Weinick also wanted staff to take into 

consideration any future considerations for pedestrians to safely cross Presidential Boulevard by Township Staff and 

the Board of Planning Commissioners.  

 

Planning Commissioner France opened the dialog to Planning Commission deliberations on the project. 

 

Planning Commissioner France supported the minor road request, as well as the requested stepback and indicated 

the proposed plan avoids the ‘canyon like’ effect created by buildings and supported the conditional use approval. 

 

Planning Commissioner Cook agreed with Planning Commissioner France. 

 

Planning Commissioner Rosenbaum agreed with the requested relief for the lot width and staff’s additional 

recommendations and stated that he not like the location of the public space and expressed his concern regarding 

the setback without seeing the Tentative Sketch Plans. He stated that the Conditional Use approval should be 

contingent upon the applicant following the design shown.  
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Planning Commissioner Merhof-Drukier agreed with Planning Commissioner Rosenbaum’s concerns to review the 

Conditional Use plans without seeing the Tentative Sketch Plans first for the stepbacks and agreed with the minor 

road. 

 

Planning Commissioner Matthews stated that he did not see why the applicant needed the stepback relief and as 

such not was not in favor granting the requested relief. 

 

Planning Commissioner Ross agreed with Planning Commissioner France’s recommendations and disagreed with 

Planning Commissioner Matthews regarding the setbacks stating that the proposed stepbacks are very sophisticated 

as shown.  

 

Ms. Dierks noted that plans have inset balconies of 4’ to 5’ in depth which will provide additional articulation. 

 

Planning Commissioner France made a motion to recommend approval of the requested conditional uses to exceed 

the maximum permitted lot width required by Zoning Code section 155-6.6.B.(3). and to deviate from the building 

configuration standards to not provide an upper story building stepback required by Zoning Code Section 155-

6.6D.(1)(f). with incorporation of recommendations from staff. 

 

Planning Commissioner Matthews second the motion. 

 

All Planning Commissioners were in favor and motion passed. 

 

4. CONDITIONAL USE PLAN – 453 W LANCASTER AVENUE, HAVERFORD CU# 3892C, WARD 4. 

 

Mr. Doyle presented a proposal to increase the number of approved dwelling units within a converted single-family 

residence located within the Haverford Station Historic District. The applicant seeks to continue this use under the 

single-family to multifamily conversion incentive available through the Historic Resource Overlay District. 

 

Mr. Doyle presented the staff recommendations included in the memo provided to the Planning Commission. 

 

Planning Commissioners discussed modifications to the exterior façade and history of the rental use and existing 

nonconforming parking located in the front yard. They discussed the location and appropriateness of the existing 

parking in front of the building.  

 

Planning Commissioner Rosenbaum asked about fire safety and potential changes to the building exterior. 

 

Amr Salam, Architect and representative for the applicant, spoke to the previous use and layout of the third unit, the 

need to maintain the existing parking and interior improvements.  

 

Planning Commissioner France opened the floor for public comment. 

 

There was no public comment provided. 

 

Planning Commissioner France made a motion to recommend approval of the Conditional Use subject to the 

conditions set forth in the issues memo and subject the following condition(s).  

 

“The applicant shall relocate all additional required parking spaces from the front of the historic resource to 

the rear of the building.” 

 

Planning Commissioner Cook seconded the motion. 

 

Planning Commissioner Mathews opposed, noting the condition that the applicant be required to remove the parking.    

 

All other Planning Commissioners were in favor and motion passed. 
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Planning Commission member France adjourned the meeting at 12:12 a.m. 

 

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

 


