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Planning Commission Meeting Minutes 

DECEMBER 5, 2022 –7:00 p.m. 
                

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

Whitney Drukier, David Rosenbaum, and George Ross. 

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

Colleen Hall, Senior Planner; Holly Colello, Planning Technician, and Joseph Mastronardo, Township 

Engineer. 

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

Planning Commissioner France noted that Preliminary Land Development Plan Application number 3833 for 

1800 W. Montgomery Avenue & 1835 County Line Road, Villanova had been tabled and would not be 

considered this evening.  

1. PLANNING COMMISSION MEETING MINUTES: November 7, 2022, Planning Commission Meeting 

Minutes. 

Planning Commissioner France indicated that the Planning Commissioners reviewed meeting minutes, 

provided amendments, and agreed to adopt minutes as amended by Township Planning staff.  

 

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

 

Planning Commissioner Ross seconded the motion.  

 

All members were in favor and the motion carried with the minutes approved as amended. 

 

2. PRELIMINARY LOT LINE CHANGE PLAN – 104 Upland Terrace & 22 Bryn Mawr Ave, Bala Cynwyd, Ward 

9, LD# 3900LLC  

 

Charlie Doyle, Assistant Director, Building & Planning presented a proposal showing the transfer of 943 sq. 

ft. from 22 Bryn Mawr Avenue to 104 Upland Terrace. The plan also shows the removal of 817 sq. ft. of 

impervious surface at 22 Bryn Mawr Avenue and the construction of a 250 sq. ft. paved area on 104 Upland 

Terrace. He noted that the Planning Commission would be providing a recommendation on the waiver from 

section 4.4.B(2) to create a lot being 2.5 times greater than in-depth and provide a recommendation on the 

Preliminary Lot Line Change Plan. 

 

Planning Commissioner Cook clarified with Mr. Doyle that the requested Waiver was just for the ratio of 2.5 

times greater than the lot width; Mr. Doyle confirmed.  

 

Planning Commissioner Rosenbaum inquired about the existing nonconformity of the properties. Rob 

Lambert, Engineer for the applicant provided clarification that 22 Bryn Mawr Avenue will become a 

conforming lot by taking away the section that is impervious. 

 

Planning Commissioner Rosenbaum noted concerns regarding the amount of impervious surface and 

stormwater management on the site. He asked staff and the applicant to consider revising Condition of 

Approval #6 requiring the applicant to provide pours paving material.    

  
 

https://www.lowermerion.org/Home/Components/Calendar/Event/13433/53?curm=12&cury=2022
https://www.lowermerion.org/Home/Components/Calendar/Event/13433/53?curm=12&cury=2022
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Planning Commissioner Mathews asked staff to clarify that the requested Waiver is for 104 Upland Terrace 

and 22 Bryn Mawr Avenue and does not require a Waiver. Mr. Doyle said he was correct. Planning 

Commissioner Mathews noted that the Preliminary Lot Line Change would make the lots less irregular than 

they currently are. He asked staff about the standard criteria applied to grant a Waiver. Mr. Leswing noted 

that the Township doesn’t have criteria for granting a Waiver, but that there are general requirements in the 

Pennsylvania Municipalities Planning Code. Mr. Leswing noted that a Waiver isn’t a variance, but the same 

principles apply because of the deviation from the regulation. 

 

Planning Commissioner France asked for clarification if the area being conveyed from 22 Bryn Mawr Avenue 

to 104 Upland Terrace was all paved. Jamie Jun, attorney for the applicant noted that the paved area was 

part of the old, detached garage that fell into disrepair and was removed, leaving the concrete pad in the 

back of 22 Bryn Mawr Avenue. 

 

Planning Commission France inquired of Ms. Jun for any future use in the area. Ms. Jun noted that the Lot 

Line Change Plans show a new concrete pad with new walkways for a garden at 104 Upland Terrace.   

 

Ms. Jun, attorney for the applicant stated that the applicant has reviewed the 14 recommended conditions 

of approval and agreed to accept all the conditions as written. 

 

Planning Commission Rosenbaum again asked for the applicant to agree to change Condition of Approval 

(COA) #6, making porous paving a requirement of the proposed impervious surface at 104 Upland Terrace. 

Ms. Jun stated that she advised the applicant to not change COA #6 as the nonconforming impervious 

surface is going down with the Preliminary Lot Line Change. Ms. Jun also stated that she advised the 

applicant to not give up all existing nonconformities for use in any future improvements in the future. 

 

Planning Commissioner France opened the meeting up to the public for comments on agenda items. No 

comments were provided virtually or in person. 

 

The Planning Commissioner France opened the meeting up to deliberation. Further discussions ensued with 

the Planning Commissioners regarding the concrete pad in the back of 22 Bryn Mawr Avenue. Planning 

Commissioners France, Ross, Mathews, and Cook all support the Conditions of Approval as provided by 

Township staff and noted no change was needed to COA #6. Planning Commissioner Drukier suggested that 

the future garden path be porus, and Planning Commissioner Ross noted that the plans showed this detail.  

 

Motion to recommend approval of the Preliminary Lot Line Change, and the Waiver from section 135-

4.4.B(2) to create a lot being 2.5 times greater than in depth was made by Planning Commissioner France. 

 

Planning Commissioners Cook seconded the motion.  

Ayes: Planning Commissioners Mathews, Ross, France, and Drukier.  

Nays: Rosenbaum 

Motion passed 5 to 1. 

 

3. SECOND STAGE PLAN – 1499 Monk Road, Gladwyne, Ward 2, LD# 3872SS  

 

Charlie Doyle, Assistant Director, Building & Planning presented a proposal showing the construction of a 

4,925 sq. ft., three-story, single-family residence with an attached three-car garage, and pool. The subject 

property is currently a 51,112 sq. ft. parcel which was reconfigured with the Preliminary Lot Line Change of 

1499, 1501 & 1505 Monk Road, which was approved. 
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Colleen Hall, Senior Planner provided clarification that the application was not part of the Burch application, 

was part of a past subdivision making 1499 Monk Road smaller and did not create any new lots. 

Discussion ensued regarding the landscape plans and including larger trees along the back of the property 

for screening. Rob Lambert, Engineer for the applicant noted that the back of 1499 Monk Road slopes uphill 

from 1501 Monk Road and that larger trees couldn’t be planted in the  of the sewer easement.  

 

Planning Commissioner France opened the meeting for the applicant to comment. 

 

Rob Lambert, Engineer for the applicant noted that the applicant reviewed the 22 conditions of approval 

and had no issues with them as written.  

 

Planning Commissioner France opened the meeting up to the public comment portion of the evening. The 

was none in-person or virtually.  

 

Discussion ensued with the Planning Commissioners regarding the color of the brick on the future home. 

Michael Haines, on behalf of the Developer, noted that it is what the homeowner wanted. 

 

Planning Commissioner France opened up the floor to Planning Commissioner comments. Planning 

Commissioner Ross spoke about the painted brick color. Planning commissioner Rosenbaum spoke about 

the window shutter size. All agreed that there shouldn’t be any changes to the Conditions of Approval as 

written.  There were no other comments from the Planning Commissioners. 

 

Motion to recommend approval of the Second Stage Plans with the associated Conditions of Approval as 

presented by Planning Commissioner France.  

 

Planning Commissioners Rosenbaum seconded the motion.  

 

Ayes: All were in favor and the motion passed 5-0. 

 

4. ORDINANCE AMENDMENT & REZONING - Neighborhood Center (NC)- Z-22-011 

 

Colleen Hall, Senior Planner presented the recommendation on the proposed ordinance to amend the Code 

of the Township of Lower Merion, Chapter 155, entitled Zoning, to create a new Neighborhood Center District 

and rezone two areas from Village Center district to Neighborhood Center in Gladwyne Village and Penn 

Wynne - Manoa Road. She noted that both the Gladwyne and the Penn Wynne Civic Association are in 

support of this ordinance amendment and rezoning.   

 

Planning Commissioner France asked Ms. Hall for clarification on what they were voting on. Ms. Hall noted 

that the Planning Commissioners were voting to recommend the advertisement only. She noted that after 

the Board of Commissioners approved the authorization for advertisement the Planning Commission will see 

the ordnance again and so would the public. 

 

Mr. Leswing provided clarification of the public hearing and notification process and spoke to the 

Comprehensive plan process of the land use section and the commercial area section. Discussion ensued 

regarding the definition and description of the villages and neighborhood centers in the Township. 

 

Planning Commissioner Cook asked if these categories would be added to other areas in the Township. Mr. 

Leswing said these types of land use typologies are specific to these areas of the Neighborhood Commercial 

areas only. Further discussion on the other TC-1 and TC-2 Zoning Districts versus Neighborhood Center (NC). 

 



 

 4 Planning Commission 12-05-2022 

Mr. Leswing spoke to the diverse commercial areas in the Township and how they are very different from 

the proposed Neighborhood Center (NC). 

 

Planning Commissioner France opened the meeting for public comment. 

 

Karen Ayat, Gladwyne Civic Association President, provided public comment via zoom speaking to her 

images and emails. She noted that the Civic Association is in favor of the proposed amendment to the Zoning 

Code that creates the Neighborhood Center District (NC) and would include the historical commercial center 

of the Gladwyne Village which comprises four square blocks.   

 

Planning Commissioner France opened up the meeting for deliberation of the Planning Commissioners. 

 

The Planning Commissioners discussed ground floor commercial in VC, the scale of the buildings in 

association with the surrounding residential form in Village Center, the height restrictions from 2 to 3 stories 

in Gladwyne, and the importance of moderately priced housing units in a village setting.  

 

Planning Commissioner France made a motion to advertise the proposed ordinance to amend the Code of 

the Township of Lower Merion, Chapter 155, entitled Zoning, to create a new Neighborhood Center District 

and rezone two areas from Village Center district to Neighborhood Center in Gladwyne Village and Penn 

Wynne - Manoa Road.  

 

Planning Commissioner Cook seconded the motion.  

 

All were in favor and the motion passed 5-0. 

 

Planning Commissioner France motioned that the meeting should be adjourned. 

 

The meeting adjourned at 8:06 p.m.  

Meeting minutes recorded by Holly Colello, Planning Technician, Building & Planning.   


