
TOWNSHIP OF LOWER MERION

 BUILDING AND PLANNING
COMMITTEE

Wednesday, May 14, 2025
6:30 PM (Approximately)

Chairperson:  Joshua Grimes 
Vice Chairperson:  Sean Whalen, Jeremiah Woodring

REVISED  AGENDA

1. A REQUEST TO TABLE THIS ITEM HAS BEEN RECEIVED FROM THE LEGAL
COUNSEL OF THE PROPERTY OWNER: AUTHORIZATION TO ADVERTISE
PROPOSED ORDINANCE - CHAPTER A180, HISTORIC RESOURCE
INVENTORY - Addition of 17 Elliott Avenue, Bryn Mawr

2. PRELIMINARY LAND DEVELOPMENT PLAN - 55 Ardmore Avenue, Ardmore, Ward
4, LD# 3924 PP

3. RESOLUTION - AUTHORIZATION OF APPOINTMENT TO THE ARDMORE
INITIATIVE BOARD OF DIRECTORS

4. RESOLUTION - AUTHORIZATION OF A PEOPLE, PARKS & COMMUNITY
FOUNDATION GRANT APPLICATION FOR THE MAIN LINE GREENWAY

5. APPROVAL OF CERTIFICATES OF APPROPRIATENESS

6. APPROVAL OF HISTORICAL COMMISSION APPLICATIONS

7. DEMONSTRATION: Historic Resource Inventory Interactive Map (Time Permitting)
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AGENDA ITEM INFORMATION

ITEM:  A REQUEST TO TABLE THIS ITEM HAS BEEN RECEIVED FROM THE LEGAL
COUNSEL OF THE PROPERTY OWNER: AUTHORIZATION TO ADVERTISE PROPOSED
ORDINANCE - CHAPTER A180, HISTORIC RESOURCE INVENTORY - Addition of 17 Elliott
Avenue, Bryn Mawr

Consider for recommendation to the Board of Commissioners authorizing the Township Secretary to advertise
notice of a Public Hearing and intent to adopt an ordinance to amend the Code of the Township of Lower
Merion, Chapter A180, Historic Resource Inventory, to add 17 Elliott Avenue, Bryn Mawr, to the Historic
Resource Inventory as a Class I Resource.

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Memo Backup Material

Draft Ordinance Ordinance
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May 6, 2025 

 

Staff Memo 
 

Historic Resource Nomination for 17 Elliott Avenue 

 

To: Building & Planning Committee 

By: Greg Prichard, Historic Preservation Planner 

 

 

On Wednesday, March 12, 2025, the Building & Planning Committee reviewed a recommendation 

from the Historical Commission to add the residential property at 17 Elliott Avenue, Bryn Mawr, to 

the Historic Resource Inventory as a Class I resource. At their October 28, 2024 meeting, the 

Historical Commission found that the nomination, which was submitted by a third party, met the 

necessary criteria for Class I designation. After a thorough discussion and hearing multiple public 

comments, the Building & Planning Committee tabled the discussion until May 14 in order to give 

staff time to compile additional information.  

 

 

Clarifications 

 

This nomination has resulted in an unusual amount of public comment and press coverage. Given 

that details of this discussion are complex and this property contains a number of unique qualities, 

some clarifications and corrections are necessary for the benefit of the public and the Board. 

 

• It has been said that Class I Historic Resource designation will provide “permanent 

protection” for a property to which it is applied. Permanent protection (i.e. prevention of the 

destruction of elements by intentional means rather than accidental or natural events) can 

only be achieved through a façade easement, such as the easement required when property 

owners seek Conditional Use approval for incentives available only to Historic Resources. 

Class I designation only requires that property owners go through a review process for 

exterior alterations. While the Historical Commission has the ability to recommend denial of 

an application that they feel is inappropriate, the Board has the ability to approve an 

application counter to that recommendation should it feel that other factors outweigh the 

inappropriateness of the application on a historic preservation basis.  

• The Township has no role in the enforcement of deed restrictions. This property’s 1983 

deed does contain a set of historic preservation-related restrictions, the wording of which in 

some ways resemble the regulations placed on Historic Resources by the Township. 

However, deeds are legal agreements between two private parties (Grantor and Grantee), 

recorded by the County, and are not subject to enforcement by the Township. The 

Township has no role in interpreting the legality or enforcing these covenants and the 
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Township is not obligated to impose local historic preservation protections on a property 

due to deed covenants. 

• The Board of Commissioners is not compelled to act on the Historical Commission’s 

recommendation or to vote in favor of designation based simply on adherence to the 

designation criteria. The Board may decide not to act or to deny the request to designate 

based on a multitude of factors, which could include the objection of the property owner, 

whether the owner is unable to afford repairs that sustain the historic integrity of the 

building (so long as those needed repairs do not endanger the physical integrity of the 

building), and the loss of historic context by inappropriate adjacent construction.  

• The Township is obligated to ensure that all properties comply with property maintenance 

codes, whether designated as Historic Resources or not. Building and Property Maintenance 

Code enforcement is separate from the “demolition by neglect” provisions found in the 

historic preservation ordinance. If the Township believes that a structure is severely 

compromised, it can initiate a process to enforce these standards by legal means. In 2018, 

before any possibility of historic designation was proposed, such an action was taken to 

compel the owner of 17 Elliott to repair a partially collapsed stone wall on the front façade 

of the home. As a result of this action, the wall was repaired in a way that appears to 

appropriately replicate the quality and materiality of the original construction.  

 

 

Overview of Class I Historic Resources 

 

The number of Class I resources included in the Inventory at 

the time of its initial adoption was limited by the fact that 

eligibility or listing on the National Register of Historic Places 

was required. In response to Certified Local Government 

requirements from the State Historic Preservation Office, the 

criteria for Class I eligibility were amended in 2018 to allow for 

local control to determine which properties are worthy of this 

level of designation. This amendment allows the Township to 

designate Class I resources without confirmation of historic 

significance from the state or federal governments.  

 

For the forthcoming Historic Preservation Plan, statistics have 

been compiled showing the number of Historic Resources per 

zoning classification and level of historic designation. They 

show that residential properties comprise a majority of 

individually designated Class I and Class II Historic Resources, 

as well as properties within Historic Districts. Residentially 

zoned properties account for about 60% of individually 

designated Class I resources and properties within Historic 
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Districts (which are regulated similarly to standalone Class I resources). Residential properties 

account for about 68% of Class II resources. The other zoning classifications include institutional 

and commercial properties. Railroad stations and Historic Objects, including 14 historic milestones 

that account for about 11% of all Class I resources, are counted separately.  

 

 

Background: Historic Resource Inventory 

 

The Historic Resource Inventory was the result of many years of surveys, all of which were 

conducted on foot and from windshields without the benefit of satellite photos or other electronic 

resources. Various criteria were used to evaluate potential resources, including age (using the 1913 

Main Line atlas as a general cutoff), architectural significance, and documented historical 

significance. Many historic properties had been thoroughly documented thanks to the efforts of the 

Lower Merion Historical Society and books like “Lower Merion: A Portrait” (1976), which 

celebrated 35 significant buildings or complexes in the Township. While there are a number of well-

known and widely recognized historic places in Lower Merion, many more have stories that are not 

as well documented.  

 

Surveys of the Township were conducted in the 1970s through 1990s in preparation for a potential 

historic preservation ordinance. All overlooked 17 Elliott Avenue, the provenance of which was not 

known at that time. One of the surveyors involved in that effort has stated that had the home’s 

design been conclusively linked to William L. Price, it would have made the “first pass” for inclusion 

in the survey. Without the benefit of searchable historic newspapers, online databases such as the 

Philadelphia Architects & Buildings project, or knowledge of the original Price-signed blueprints, the 

home’s history could not have been known and thus it was excluded from the survey. A number of 

other residential properties in the Township designed by William L. Price were surveyed and 

eventually included in the Inventory as Class II Historic Resources. The only Price-designed Class I 

resource, Woodmont, is zoned as an institutional property. 

 

These street-level surveys and extensive supplementary research led to the creation of a list of 

properties found to be eligible for inclusion in the Inventory. Prior to the Inventory’s adoption in 

2000 (via the same ordinance that formed the Historical Commission), property owners were 

afforded the one-time opportunity to opt-out from inclusion. As a result, at least 90 properties were 

excluded from the Inventory at the request of their owners, or about 12% of the current number of 

Class I and II resources outside of Historic Districts. The majority of these “opt-out” properties 

were residentially zoned. Multiple resources have been added to the Inventory since, many of them 

residential properties for which their owners sought Conditional Use approvals. The largest of these 

was Maybrook, a complex containing ten Class I and II resources which were added to the 

Inventory in 2002 after a Conditional Use approval process. 
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The Board has been reluctant to designate residential properties where owners have voiced 

objections to designation. An effort to identify potential new resources in 2018 initially contained 

several residences, but the final ordinance adopted by the Board included only institutional 

properties and historic objects.  

 

 

Current Incentives for Class I Historic Resources 

 

When the Historic Resource Inventory was adopted in 2000, the Township recognized that an 

effective local historic preservation strategy cannot succeed unless protections are balanced with 

opportunities for owners of Historic Resources to benefit from designation. A series of incentives 

were included in the ordinance, which have since been updated periodically (including in the Zoning 

Code rewrite of 2020).  

 

By definition, not all incentives will be equally applicable to every property in the Township. Each 

property has its own unique qualities, including lot dimensions, opportunities for expansion, and 

eligibility for special uses. For example, a historic farmhouse set within a rolling landscape would not 

benefit from setback relief incentives, and a small residence without a freestanding outbuilding may 

not have adequate interior space for the creation of an Accessory Dwelling Unit.  

 

Form Relief Standards 

 

Without the ability to review an engineered site plan, it is not possible to determine if 17 Elliott 

Avenue could benefit from setback or impervious coverage relief. However, given the apparent 

constraints of the property, it is possible that a modification or expansion of the home could benefit 

from such relief assuming that, as the Code states, the applicant “demonstrate(s) to the satisfaction 

of the Board of Commissioners that the degree of relief is required to accommodate the reasonable 

development, use or enhancement of the historic resource.” 1  

 

Historic Resource Uses 

 

The constraints of the site likely make most uses unavailable. Accessory dwelling unit and single-

family to multifamily conversions require compliance with minimum parking requirements, which 

often present a challenge for properties with smaller proportions.  

 

Though no formal evaluation has been conducted, the following uses may be available to 17 Elliott: 

 

• Historic home occupation 

• Bed-and-breakfast (assuming compliance with parking requirements) 

 
1 § 155-7.1H(3) 
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• Cultural studio, gallery, museum (with resident manager residing on premises) 

• Office 

• Specialized Retail (food preparation/catering, repair services) 

• Craft and production (artist studio/workshop) 

• Place of assembly (community center) 

 

Aside from the historic home occupation use, which only requires a zoning permit, an application to 

establish one of these uses on the property would require several stages of public review, including a 

meeting of the Historical Commission, a Conditional Use hearing, and final consideration by the 

Building & Planning Committee and Board of Commissioners. In addition, the applicant must 

provide a means to guarantee the permanent protection of the historic integrity of the resource, such 

as the establishment of conservation easements or appropriate covenants.  

 

There are little in the way of financial benefits for owners of properties that are designated Historic 

Resources. Designation does not provide property tax relief, for example. It is also unlikely that 

grants to fund the preservation and upkeep of single-family homes are available from any source, 

despite their potential historical significance. Some historic preservation grants are available to 

income-producing properties, which could potentially include residences converted for bed-and-

breakfast use.  

 

 

Historic Preservation-Related Opportunities in Other Communities 

 

Lower Merion’s current incentives encourage adaptive reuse by offering relief to allow property 

owners to modernize (rather than replace) existing buildings. Under Pennsylvania law, the Township 

has no legal right to offer any tax incentives. The financial burden of upkeep that meets historic 

standards and guidelines is most often cited as a concern when designation is proposed. Offering 

financial relief to individual homeowners of non-income-producing properties is rare. However, 

some municipalities and local nonprofit organizations operate programs to support homeowners, 

similar to the way the Ardmore Initiative provides support to commercial entities in downtown 

Ardmore. Despite the overall goals of community preservation that these programs espouse, not all 

require work to meet historic preservation standards and guidelines. Below are some examples of 

these local programs.  

 

• The Lancaster City (PA) Alliance operates a Façade Improvement Grant Program providing 

funding opportunities on an application basis so that homeowners and business owners can 

make improvements to the front facades of their properties. The program is funded by 

foundations and the Commonwealth and has benefitted over 100 property owners. Projects 
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must adhere to historic preservation guidelines in order to receive funding.2 

 

• The nonprofit Cleveland (OH) Restoration Society provides various kinds of assistance to 

owners of historic homes through its Heritage Home Program. The program offers technical 

assistance and fixed low-interest financing and is funded through local foundations and 

federal grants.3 

 

• The City of Philadelphia offers a “Restore, Repair, Renew” Program (R.R.R.) to offer low-

interest loans to help homeowners make improvements. This program is administered by the 

Philadelphia Housing Development Corporation (PHDC). Mayor Cherelle Parker has 

committed to increasing support to the program through the Housing Opportunities Made 

Easy (H.O.M.E.) housing plan, which aims to preserve 16,500 existing residential units, in 

part by funding repairs that allow for homeowners to maintain existing housing stock. While 

historic preservation is not noted as a specific goal of the program, the Preservation Alliance 

for Greater Philadelphia is advising on the H.O.M.E. program in support of the general goal 

of preserving Philadelphia’s historic built environment.4 

 

• The City of Bismarck, North Dakota created a Neighborhood Reinvestment Initiative 

(NRI), in partnership with two banks, offering reduced-interest loans to homeowners for 

eligible home improvement projects. This program aims to revitalize older and potentially 

disinvested areas of the city through reinvestment in Bismarck’s existing housing stock. The 

program is only open to those who occupy the homes receiving the benefit, be of a certain 

age, and valued below $300,000.5 

 

• Architectural assistance grants are sometimes made available via means such as Certified 

Local Government (CLG) grants to communities for work within historic districts. The 

borough of Haddon Heights, NJ started a 75-25 match program for this assistance but 

dissolved due to lack of paid local staff to administer the program. 

 

Implementation of these programs depends on the availability of funding or partnerships with 

funding entities and the ability to devote staff resources. The Ardmore Initiative (AI) is an example 

of an entity that has had a positive impact on its designated area through grants and other activities 

thanks to dedicated staff and local government support. Similarly, Lower Merion Township’s owner-

occupied residential rehabilitation program provides upkeep opportunities for low-income 

residential property owners with support from a dedicated staff position.  

 

 
2 https://lancastercityalliance.org/facade-improvements/  
3 https://www.clevelandrestoration.org/for-homeowners  
4 https://www.phdcphila.org/rrr/  
5 https://www.bismarcknd.gov/2208/Neighborhood-Reinvestment-Initiative  
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Applicability of Designation Criteria 

 

The Historical Commission’s review of the nomination for 17 Elliott Avenue found that the 

property meets five of the ten criteria found in the Code.6 Eligibility for Class I designation requires 

a property to meet at least three of the criteria, including at least one in category “B” (numbers 5 

through 10). The HC found that the property meets five criteria, including three in category “B.” 

Below are explanations of how each of the criteria are met, as evaluated by Township Historic 

Preservation Consultant Carol Quigley. 

 

A.1. Has significant character, interest or value as part of the development, heritage or cultural 

characteristics of the Township, county, region, commonwealth or nation;  

 

This criterion is explained and defended by a thorough history of the development of the 

Elliott Tract as it transitioned into the suburban neighborhood of Bryn Mawr, its expansion 

supported by the development of the nearby railroad. 

 

A.3. Exemplifies the cultural, political, economic, social or historical heritage of the community;  

 

This criterion is supported by the analysis and history of the modern day attached garage and 

suggests that the inclusion of the “automobile stable” within the original drawings for the 

residence at 17 Elliott Avenue was one of the first such inclusions in the Philadelphia area. 

Attached garages are commonly known to have become a part of residential construction in 

the 1920s, so this inclusion in 1900 is well before its time. While the inclusion of the 

automobile stall appears to be quite prescient, the anticipation of the necessary spatial 

requirements for such storage was less so – the original stall appears to be approximately 10 

feet deep, which might not have accommodated any of the motor vehicles designed later in 

the same decade. 

 

B.6. Is associated with the life of a person significant in the past;  

 

This criterion is supported by submitted histories of Helen Pearson and Helen King, two 

professional women working in unique fields and participating in the cultural development 

of the area by commissioning this residence, including the automobile stable, all before they 

even had a right to vote. While not alone in the Philadelphia area as women in the 

professional world, Ms. Pearson’s link to the architectural development of the residence and 

the community compounds the significance of the other criteria. 

 

B.7. Embodies distinguishing characteristics of an architectural style, engineering technology, 

construction or building method, or material fabrication technique;  

 
6 § 88-18A 
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The nomination provides a visual and written narration of the unique characteristics of the 

house, almost all of which retain their original character, despite currently being in rather 

poor condition in some areas. The exterior envelope of the dwelling appears to not have had 

a single change to its massing, volumes, fenestration patterns – even its roofing or most of 

its windows – since it was constructed in 1900, which is a remarkable feat for a dwelling in 

any location.    

 

B.8. Is the noteworthy work of a designer, architect, landscape architect or engineer whose work has 

significantly influenced the historical, architectural, economic, social or cultural development of the 

Township, county, region, commonwealth or nation. 

 

This criterion is supported by an abbreviated history of the building’s architect – William L. 

Price – and his influence on and presence in the residential development of the Philadelphia 

suburbs, specifically the historic neighborhoods of Lower Merion Township.   

 

Ms. Quigley’s comments concluded, “As per LMT code requirements, the applicant has within its 

nomination provided ample support for the inclusion of this property on the HRI as a Class I 

resource.” 

 

In summary, the decision whether to list 17 Elliott Avenue, Bryn Mawr Pa. rests with the Board of 

Commissioners, who may consider all factors ranging from the historic designation criteria to the 

wishes of the property owner. 
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AN ORDINANCE 

 

NO.  ___________ 

 

 

AN ORDINANCE To Amend The Code Of The Township Of 

Lower Merion, Chapter A180, Historic Resource Inventory, To 

Add 17 Elliott Avenue To The Historic Resource Inventory As 

A Class I Resource. 

 

The Board of Commissioners of the Township of Lower Merion hereby ordains: 

 

Section 1.  The Code of the Township of Lower Merion, Chapter A180, Historic 

Resource Inventory, shall be amended to add the following:  

 

ID Number  Address    Class 

 

BM171   17 Elliott Avenue   Class 1 

 

Section 2.  Nothing in this Ordinance or in Chapter A180 of the Code of the Township of 

Lower Merion, as hereby amended, shall be construed to affect any suit or proceedings in any 

Court, any rights acquired or liability incurred, any permit issued, or any cause or causes of 

action existing under the said Chapter A180 prior to the adoption of this amendment. 

 

Section 3.  The provisions of this Ordinance are severable, and if any section, sentence, 

clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by any Court of 

competent jurisdiction, such decision of this court shall not affect or impair the remaining 

sections, sentences, clauses, parts or provisions of this ordinance.  It is hereby declared to be the 

intent of the Board that this ordinance would have been adopted if such illegal, invalid, or 

unconstitutional section, sentence, clause, part, or provision had not been included herein. 

 

Section 4.  This Ordinance shall take effect and be in force from and after its approval as 

required by law. 

 

Approved by the Board this       day of                           , 2025. 

 

 

       BOARD OF COMMISSIONERS OF THE 

       TOWNSHIP OF LOWER MERION 

 

 

       ___________________________________ 

       Todd M. Sinai, President 

ATTEST: 

 

 

___________________________________ 

Jody L. Kelley, Secretary 
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AGENDA ITEM INFORMATION

ITEM:  PRELIMINARY LAND DEVELOPMENT PLAN - 55 Ardmore Avenue, Ardmore, Ward 4, LD#
3924 PP

Consider for recommendation to the Board of Commissioners approval of a Preliminary Land Development
Plan. The Plan shows Ardmore House II, a four-story building with forty-eight (48) units reserved for low-
income seniors aged 62+ and a total of 40 parking spaces which includes 7 parking spaces for public use.
 
The applicant is also requesting the following waiver from the Township Code which was recommended for
approval by the Planning Commission:
 

§135-5.3.F.(3)(c) Parking lot greening and landscaping standards - to not meet the minimum required
area of 340 square feet for planting islands within a parking lot.

 
Expiration Date – 6/29/2025……………………………………….………………………Zoning – MDR2
 
Applicant's Representative: HumanGood East
Applicant: Lower Merion Township
 
On Monday, May 5, 2025, the Planning Commission recommended approval of the proposed subdivision plan
subject to the following conditions which shall be complied with on the Final Plan:
 
Township Engineer Review:

1. The Township Engineer’s review letter, dated April 30, 2025, shall be incorporated by reference into these
conditions of approval to the extent the same is not inconsistent with these conditions of approval or any relief
or modifications granted.

Existing Retaining Wall:

2. The condition of the existing retaining wall shall be evaluated and documented prior to construction. Any
damage caused by the development during construction, the contractor will be required to make any necessary
repairs to the wall and associated piping at the expense of the contractor.

3. Retaining walls over four (4’) feet in height shall require calculations to be submitted qualifying the design.
Fencing and fall protection shall be provided.

4. Additional information shall be provided regarding the parking lot access from the existing stairs on the
southeastern corner of the property. Depressed curb and transition grading shall be shown.

Architecture:

5. The proposed building shall be constructed substantially as shown on the architectural elevations prepared
by CBP Architects dated March 11, 2025, with the exception of any changes required by the preliminary plan
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approval, and de minimis changes including those mutually agreed to with township staff.

6. Exterior wall materials of the building shall be limited to four, not including glass. The applicant shall provide
a list of exterior building materials on the final plans so compliance can be confirmed.

7. The mean grade of the structure shall be calculated and shown on the plan. The architectural plans must be
coordinated with and must comply with the grading proposed with this application.

8. HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on the
ground. If located on the roof, the screening shall be integrated into the architecture of the building to improve
the appearance and better mitigate noise from the unit(s). The screening shall be subject to the review and
approval of the Director of Building and Planning.

Parking Layout:

9. The Zoning Officer shall approve the number and tabulation of the final parking demand schedule.

10. The applicant shall demonstrate compliance with SALDO Code §135-5.3.F.(3)(b) which requires that all
parking rows must be terminated by a planting island.

11. The applicant and Township shall continue to examine parking demand counts for exploration of
opportunities to increase supply of public parking beyond the proposed 7 (seven) public parking spaces.

Landscape & Buffering:

12. The applicant shall remove one (1) parking space which is located along the southeasterly property
boundary and abuts the proposed buffer to meet SALDO Code §135-5.2.D.(5) and extend the limited area
buffer.

13. The applicant shall demonstrate compliance with SALDO Code §135-5.4.A.(3) to meet the required (67)
sixty-seven shrubs.

14. The applicant shall demonstrate compliance with SALDO Code §135-5.8, Table 5.8.2 – Minimum Plant
Size and Spacing Requirements ensuring the appropriate caliper size and height of all proposed trees and
shrubs.

15. Existing invasive and noxious plants shall be removed from the project site as required by SALDO Code
§135-5.8(A)(4).

16. The applicant shall demonstrate compliance with SALDO Code §135-5.8.A.(5) to meet the requirements
for native species for the proposed vegetation.

17. The applicant shall demonstrate compliance with SALDO Code §135-5.8.A.(6) to meet the requirements
for minimum species diversity for all the proposed vegetation.

18. The applicant shall demonstrate compliance with SALDO Code §135-5.8.C.(1) to meet the minimum soil
volume per tree for any planting areas 1,000 square feet or less in area.

19. The applicant shall update their wooded lot calculations to remove the existing invasive species and the off-
site tree from their calculations as required by Zoning Code §155-7.5.C.(3).

20. The required wooded lot trees shall be planted at a Township site in the general vicinity of the proposed site
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as required by Zoning Code §155-7.5.C.(8).

21. The applicant shall work with the Township arborist to select tree species and install trees along School
Lane.

22. The applicant shall coordinate on the final landscape design to ensure that there are no conflicts with
proposed and existing stormwater infrastructure.

23. The applicant shall coordinate with township staff on the final design and location of all site amenities
including bike racks, trash and recycling receptacles, and rear trash corral. Product specifications for all site
amenities shall be provided prior to Final Plan application and any changes made prior to construction shall be
subject to staff approval.

24. A landscape plan complying with the applicable sections of the Natural Features Code and Subdivision &
Land Development Code shall be prepared and sealed by a Registered Landscape Architect and submitted
with the Final Plan.

25. Landscape and streetscape improvements shall be perpetually maintained in a healthy and/or sound
condition in compliance with Natural Features Conservation Code §101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. A draft
covenant shall be submitted with the final plan application to maintain the site into perpetuity.

26. The branching height of the existing & proposed street trees shall be increased to eliminate the potential for
conflicts with signage, trucks and pedestrians.

27. All existing trees to remain shall be devined.

28. The applicant shall work with the Township to select and install a 6-foot-tall fence along the full length of
the shared southern property boundary which abuts MDR1 (Medium Density Residential) District and work
with the Township to select and install a 4-foot-tall fence along the full length of the shared southern property
boundary which abuts the Village Commercial (VC) District, per table 5.2.1.

Bicycle Parking Spaces:

29. The applicant shall collaborate with the Township to monitor the utilization of bicycle racks to assess future
demand. If usage levels are deemed excessive, the Township will coordinate with the applicant to expand bike
parking facilities as necessary to accommodate increased need.

Noise & Exterior Lighting - General Requirements for all Outdoor Lighting:

30. The Township Lighting's review letter, dated April 28, 2025, shall be incorporated by reference into these
conditions of approval to the extent the same is not inconsistent with these conditions of approval or any relief
or modifications granted.

31. The applicant shall coordinate the remaining lighting for Ardmore House I with the new construction of
Ardmore House II, if the existing lights, particularly the flood lights mounted on the roof of the Ardmore
House I, are proposed to remain.

32. An outdoor lighting plan, sealed by a responsible design professional that adheres to Township Code and
includes illuminance patterns shall be submitted to and approved by the Director of the Building and Planning
Department prior to issuance of any permits. The location, luminaire type, wattage, means of control and pole
height shall be indicated. Lighting shall be designed to minimize the off-site transmission of light, to shield the

14



source of illumination and to prevent glare on adjacent properties. Exterior luminaires shall be full cut-off unless
it can be demonstrated that cut-off luminaires are more appropriate and will result in less off-site light trespass.

33. The lighting plan shall be designed to comply with the applicable provisions of the IECC or the
ANSI/ASHRAE/IES Standard 90.1 that is in effect at the time of the application.

34. The Director of Building and Planning shall approve the Lighting Plan.

Utilities:

35. The applicant shall work with Township staff to ensure that the proposed transformer and emergency
generator located at the southwest corner of the lot are situated at the maximum reasonable distance from the
adjacent residential property.

36. The location, size, material, and slope of the proposed sanitary laterals shall be shown. The sanitary sewer
connection to the existing building shall be provided.

37. The final location of all transformers and utility boxes shall be shown on the Final Plan. Additional utility
improvements resulting in material changes to approved plan including but not limited to the loss of required
parking, changes to circulation patterns or the alteration of the quantity or location of proposed landscaping
shall require an amendment to the approved plan.

38. All proposed roof drains and downspout locations shall be provided on the plan. The size, slope, and
material of the stormwater piping shall be shown.

Signage:

39. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.

Construction:

40. The Township shall coordinate through the Civic Association to let the neighbors know the timing and
future construction schedule.

41. The applicant shall conduct regular street cleaning of all roadways adjacent to active portions of the
construction site. Staff shall have the right to order street cleaning more often if there is evidence of
construction related debris in the roadway during the project.

42. The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits.

43. All construction-related vehicles shall be parked on site or at a remote site not in the neighborhood. No
construction-related vehicles may park on the street. This includes personal vehicles operated by construction
workers or vehicles operated for construction workers, material suppliers, product vendors, and all
construction trades engaged in the project.

Sustainability:

44. The applicant shall explore providing 20% level 2 electric vehicle (EV) readiness and charging stations per
SALDO Code §135-4.9(R) Electric Vehicle Charging Stations (EVCS.)
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45. The applicant shall consider incorporating green technology into the project including but not limited to a
green roof, solar panels, geothermal heat and air conditioning and an electric vehicle charging station. The
applicant shall also consider having no natural gas connections.

46. The applicant shall submit a statement indicating how the Township’s recycling requirements will be
complied with before Certificate of Occupancy.

Fire and Safety:

47. The applicant shall install a Knox Box entry system at the exterior of all commercial, institutional and
multifamily residential buildings at or near the main entrance to the building and/or at other locations as
determined and approved by the Fire Marshal.

48. If required by a Township Public Safety Agency, all new buildings shall have approved radio coverage for
emergency responders within the building based upon the existing coverage levels of the public safety
communications systems at the exterior of the building.

49. The new building shall have an approved address number, building numbers and/or approved building
identification placed in a position that is plainly legible and visible from the street or road fronting on the
property. The address numbers shall be a minimum of four (4) inches (102 mm) high with a minimum stroke
width of 0.5 inch (12.7 mm).

Standard Conditions:

50. Any changes to the approved plans require the submission of an as-built plan prior to the issuance of a
Certificate of Occupancy. Building and Planning staff can waive this requirement if the changes are determined
to be insignificant.

51. Curb and sidewalk shall be noted to be repaired or replaced as directed by the Township.

52. A copy of the revised plan shall be submitted with any changes highlighted. A letter shall also be provided
with the revised plan indicating how each requested revision has been addressed in the re-submission.

53. The Final 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 Preliminary Plan approval by the Board
of Commissioners.
 
54. The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion
Township ordinances and laws regardless of specific mention herein.

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Issue Briefing Issue Briefing

Slides Backup Material

TE Review Backup Material

County Review Backup Material
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Staff Report                                                          Agenda Item 2 
May 5, 2025 

 
TO:                Lower Merion Township Planning Commission Members 

FROM: Department of Building and Planning – Charles Doyle, Assistant Director of Planning, Colleen 
Hall, Senior Planner and Holly Colello, Planner 

SUBJECT: Preliminary Land Development Plan – 55 Ardmore Avenue, (Ardmore House II), Ward 4, LD# 
3924PP 

PROPOSAL:  
Lower Merion Township, the equitable landowner, in partnership with consultants for the development plan HumanGood 
East and Genesis Housing, are seeking Preliminary Land Development approval to construct 48 one-bedroom, one-
bathroom units for low-income multifamily housing for seniors aged 62 and over.  
 
The proposal shows the construction of a four-
story building with an 11,407 sq. ft. footprint 
proposed upon a .91-acre lot. The Area Median 
Income (AMI) unit breakdown includes 3 units at 
20% AMI, 6 units at 40% AMI, 20 units at 50% AMI, 
and 19 units at 60% AMI.  
 
The development also includes a new 
underground stormwater management system, a 
small pocket-park with terraces and fixed seating 
areas for the resident’s use, as well as a total of 40 
parking spaces which also includes 7 parking 
spaces for public use. Additional existing site 
improvements include repairing a concrete 
sidewalk along the eastern portion of the parcel as 
well as pedestrian and vehicular enhancements to 
the property entrance along School Lane. 

 

SUBMISSION MATERIALS: 
The proposal is illustrated on the attached set of 
plans that includes: 

• Civil & Landscape Plans: Nineteen (19) sheets prepared by Cornerstone Consulting Engineers & Design Services, Inc. 
dated November 20, 2024, last revised March 14, 2025. 

• Building Elevations & 3D Views: One (1) sheet prepared by CBP Architects dated March 11, 2025, no revisions noted. 
 

SALDO WAIVER REQUEST:  
The applicant requests relief from the following Subdivision Land Development Ordinance (SALDO) Code Section: 
 

1. §135-5.3.F.(3)(c) Parking lot greening and landscaping standards – To not meet the minimum requirements for 
planting islands within the parking lot are required to be at least 340 square feet. 
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PROPERTY DESCRIPTION & EXISTING CONDITIONS: 
55 Ardmore Avenue is located at the rear of 75 Ardmore Avenue (Ardmore House I), an existing 62-unit low-income senior 
housing building developed in 1986. It is a flag lot which takes access from Ardmore Avenue to the north and is bound to 
the west by School Lane. In addition to the Ardmore House I property to its north, the lot abuts a residential twin home 
and Township Public Parking Lot 2 – West Athens permit-required parking to its south, as well as the Ardmore Masonic 
Hall to its east and two additional rowhomes to its southeast.  
 
The current use of the lot is Township-owned permit parking, known as Township Lot 3. It provides 98 public permitted 
parking spaces. The proposed plan will remove Township permit parking to provide private parking for Ardmore House II 
residents. 

 

ZONING: MDR2 District & Low-Income Multifamily Housing (LIMH) 
The property is zoned within the MDR2 district with regulations 
established in §155-4.2 of the zoning code. The MDR district is 
designated as a medium-density residential district intended to 
allow infill development while preserving the character of its 
existing neighborhoods.  
 
The proposed use of a Low-Income Multifamily Housing (LIMH) 
is defined in the Township zoning code as, “a building or group 
of buildings containing a minimum of three residential dwelling 
units where each unit has direct access to the outside or to a 
common hall, where each unit is designed for and occupied 
exclusively as a permanent residence for a single family, and 
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where a recorded covenant guarantees that each unit will be rented according to §155-10.15, Low-income multifamily 
housing.” 
 
Low-income multifamily housing is a regulated use within the MDR2 district. Furthermore, regulations within §155-
10.15, Low-income multifamily housing (LIMH), specifically address the expansion of LIMH within the MDR2 district. 
These regulations were adopted to increase, where appropriate with the existing character of the neighborhood, the 
existing stock of affordable housing throughout the Township, including Ardmore House, Ardmore Crossing, and 13 St. 
Asaph’s. Alternative standards for LIMH uses include lot occupation, setbacks, height and parking requirements.  

 

FORM STANDARDS: 
The proposed plans are consistent with MDR District requirements, as depicted in the compliance chart below. 

Table 4.2. MDR Form Standards 
Table 4.2.2. MDR2 Dimensional Standards 

REQUIRED 
Moderate Density Residential (MDR2) 

75 Ardmore Avenue, Ardmore 

EXISTING  
Parking Lot 

PROPOSED 
Low-Income 

Family Housing 

Lot Occupation (See §155-3.4, Lot occupation.) 

A 

Lot width (ft) 100’ minimum 

23.5’ 23.5’ 

(existing non-conformity) (existing non-conformity) 

Lot area (sq. ft.) 800 sq. ft.  39,693 sq. ft. (.91-acre) 

Impervious 
Surface (%) 

80% maximum 
38,303 sq. ft. 30,840 sq. ft. 

96.50% 77.65% 

Setbacks (See §155-3.5, Frontages) 

B Front 
Predominant 

Setback 
n/a 33.7’ 

C Side 5’ (LIMH) n/a 6.0’ 

D Rear 25’ n/a 72.6’ 

Building Height (maximum) (See §155-3.3, Building height.) 

I 
Principal 
building 

4 stories up to 
52 feet 

n/a 44’ 

 

 
PARKING: 
Parking requirements are established under Article VII of the zoning code. Specific regulations for LIMH uses are located 
under § 155-8.2E, where provisions permit a reduction of parking requirements to 0.5 space per unit for low-income 
multifamily housing when in compliance with § 155-10.15, Low-income housing, and located within one-half-mile radius 
from a SEPTA train station.  
 
The proposed Ardmore House II is in compliance with LIMH standards and is located within one-half-mile radius of the 
SEPTA/Amtrak Ardmore Station. Where the plan requires a total of 26 parking spaces (24 for residents and two additional 
for employees), the plans exceed requirements with 33 proposed parking spaces. Seven additional parking spaces along 
the northeast portion of the flag lot will be dedicated to public parking. 
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APPLICABLE STUDIES AND REPORTS:  
The Townships Comprehensive Plan includes a Housing Element that indicates the 
need to expand affordable housing under Goal 5, Affordability (pg. 309). The 
proposed Ardmore House II plan addresses several objectives under Goal 5, 
including: 
 

• Goal #2: Encourage sites for elderly and low- and moderate-income housing 
through redevelopment or adaptive reuse, preferably near shopping and public 
transportation. 

• Goal #3: Increase the supply of affordable rental housing units for the elderly 
and other low-income households. 

• Goal #4: Encourage support of county and federal housing programs to aid the 
elderly and low- and moderate-income families. 

 
ADDITIONAL REVIEWS: 
• The Township Engineer’s review identified no Township Engineer’s Review dated April 30, 2025 (Attached): major 

engineering issues. The review comments have been incorporated into the staff’s recommended conditions of 
approval.  

• Ardmore Progressive Civic Association: The civic association reviewed the applicant’s proposal and had no additional 
comments. 

• Montgomery County Planning Commission (MCPC) Review dated April 22, 2025 (Attached): MCPC did identify the 
following issues which should be considered including: Bicycle parking, sidewalk across driveways, parking layout, 
electric vehicle charging stations, landscape buffers, landscape planting islands, existing retaining walls, handicapped 
parking.   

 

This staff memo synthesizes comments from other township departments (Traffic Safety, Public Works, Fire), 
the Township Engineer’ Office, and the Montgomery County Planning Commission, which also review land 
development applications. The staff memo also incorporates comments raised by neighbors and Civic 
Associations during the review process.  The recommended conditions of approval reflect those comments 
and include recommendations to bring the application into compliance with Township codes, coordinate with 
other Township projects and neighboring land developments.  
 
Staff has had several conversations with neighbors along School Lane. As a result of those meetings the plan 
has been revised to add greening around the edges to visually screen existing homes from the impact of the 
building and associated utilities. Neighbors on Schol Street have expressed concern with increased traffic 
associated with surrounding commercial development. Staff has included a condition of approval requiring 
trees to be planted along School Lane to screen the new development and assist with traffic calming.  Staff 
has also worked to ensure that improvements to this project at Ardmore Avenue are coordinated with a mid-
block pedestrian crossing at West Athens Avenue required to be installed with the Piazza mixed-use 
development anticipated to break ground by the end of the year.  
 
The Montgomery County Planning Commission review letter identified almost two dozen areas where the 
application may not align with the Subdivision and Land Development Code. Upon review of the County 
comments by Township staff it has been determined that the majority of the code deficiencies identified in 
the County review are not applicable because they relate to preexisting conditions or are being addressed in 
another manner. Resolution of code deficiencies that are applicable are included in the recommended 
conditions of approval.   
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PROCESS & MEETING SCHEDULE: 
Preliminary Land Development Plan: Outlines the proposed layout for buildings, roads, pedestrian paths, open space, 
landscaping, and stormwater systems. It must align with the Comprehensive Plan, Zoning Ordinance, Subdivision Land 
Development Ordinance, and Official Highway Map. While it doesn't include final engineering details (those are part of 
the Final Plan), it helps identify key issues early. During review, the Township and applicant develop Conditions of 
Approval, which guide revisions for Final Plan approval and future permitting. This phase sets the foundation for a smooth 
transition to grading and building permits. 
 
The tentative schedule for the Land development review of the proposal is as follows: 
 

P
a

st
 

Wednesday, December 18, 2024 Board of Commissioners 
Approval of the Tentative 
Sketch Land Development Plan 

→ Monday, May 5, 2025 Planning Commission 
Review of the Preliminary Land 
Development Plan 

U
p

co
m

in
g

 

Wednesday, May 14, 2025 Building & Planning Committee  
Review of the Preliminary Land 
Development Plan 

Wednesday, May 21, 2025 Board of Commissioners  

 

OPPORTUNITIES:  
 

Meeting the Subdivision and Land Development Ordinance (SALDO) Code Relief Requirements 
 
1. WAIVER REQUEST FROM SALDO CODE §135-5.3.F.(3)(c)  
The applicant is seeking relief from SALDO §135-5.3.F(3)(c) Parking lot greening and landscaping standards to not meet 
the minimum size requirement for planting islands.  
 
 
 
 
 
 
Applicant’s Burden: 

• The SALDO Code requires that applicants provide a clear justification for any requested waiver, along with an 
alternative design that demonstrates equivalent or improved results. To meet this requirement, the applicant has 
submitted the following justification: 
 

o “Due to the existing configuration of the property and the existing improvements to remain full compliance of 
the requirement cannot be met.  The design of the parking area has provided landscape islands strategically 
placed to provide areas of shade trees and under story plantings throughout the proposed parking.  However, 
in order to provide the required parking for the residences and sufficient areas for vehicular turning, some of 
the islands need to be reduced in size.  We will continue to work with the planning staff to adjust these planting 
areas, but we will need to request a partial waiver to reduce the size of some of the islands.” 

 
Township Response: 

• The minimum parking island size requirements are intended to ensure that there is adequate space for trees to 
grow. While the proposed spaces may be less than the minimum requirement the applicant will be utilizing 

(c) The minimum size of each planting island shall be at least 340 square feet, and be located every 
12 parking spaces, or portion thereof. At the discretion of the Township Engineer and/or Director 
of Building and Planning, the ratio of parking spaces to planting areas required may be altered for 
reasons of public safety and/or to provide additional stormwater management. 
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structural soil within the islands. Structural soil provides significantly more air and water to tree roots and should 
compensate for the reduction in size of the island. Staff supports the waiver with the inclusion of structural soil.    

 
PLANNING COMMISSION ACTIONS & STAFF RECOMMENDATIONS: 
 
The Planning Commission must take the following actions with respect to this application: 
 
1. Recommendation on the Preliminary Land Development Plan request: 
 

A. Staff supports approval of the application. 
 
2. Recommendation on the Waiver Request from SALDO Code Section: 
 

1. §135-5.3.F.(3)(c) Parking lot greening and landscaping standards – To not meet the minimum requirements for 
planting islands within the parking lot are required to be at least 340 square feet. 

a. Staff supports the requested waiver. 
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Preliminary Land Development

55 Ardmore Avenue| Ardmore | Ward 4

LD #6924 PP
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PROPOSED
CONDITIONS

UPDATES OVERVIEW

School Lane 
• Regulation of daycare/loading
• Monitoring any changes

Transportation + Parking
• Ardmore House II lot 

• 7 public parking spaces
• Interior circulation 
• Ardmore Avenue crossing

Greening + Screening
• Southwest site improvements
• Utility location adjustments
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Pocket Park

Greening, Screening + Utilities

Sketch Plan Preliminary Plan

Transformer and 
emergency generator 

moved beyond 20’ 
setback

Fencing, increased 
diversity of shrubs 

and tree buffer 
Parking lot circulation 

improvements 25



Rapid Flashing Beacon 
Light above crosswalk

Traffic 
Calming on 

Ardmore 
Avenue

Improvements

“Bulb out” 
sidewalk 

extension along 
sidewalk gaps

7 (seven) reserved 
public parking 

spaces

Public Parking
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TOWNSHIP 

OF 

LOWER MERION 
MONTGOMERY COUNTY 

 
TOWNSHIP ENGINEER 

                                    75 E. Lancaster Avenue 

Ardmore, PA  19003 2376 

Telephone: (610) 645-6200 

www.lowermerion.org 

LOWM 260.53                 April 30, 2025 
 
Christopher Leswing, Director of Building and Planning  
Township of Lower Merion 
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re:   55 Ardmore Avenue – Ardmore House II 
         Preliminary Plan Review  
         
Dear Mr. Leswing: 
 
In accordance with your request for the referenced submission, we have reviewed a set of nineteen (19) plans 
dated 03-14-25, and associated stormwater management report dated 03-12-25, prepared by Cornerstone 
Consulting Engineers & Design Services, Inc. We have also reviewed a Transportation Impact Assessment dated 
03-14-25, prepared by Traffic Planning and Design, Inc. The plans show the construction of a four-story building 
with forty-eight (48) units, parking modifications, and associated improvements. We offer the following comments 
for your consideration: 
 
A.  MAJOR ENGINEERING ISSUES 
 

❖ None. 
 
Since there are no major engineering issues, with the resolution of the remaining comments in this letter 
incorporated, we recommend that the Preliminary Plan be approved.  
 
B.  ORDINANCE REQUIREMENTS 
 
1. Section 101-6A(1)— All trees and vegetation to be retained within 25 feet of a building site, parking area, or 

other proposed improvement shall be protected from equipment damage by chain link or wire mesh fence. 
Tree protection fencing shall be 4 to 6 feet in height and anchored 2 feet in the ground. Fencing shall have 
clear signage stating that area is in the Tree Protection Zone and no disturbance can occur without 
authorization from the Township. Fencing around trees shall be placed at the dripline. A detail meeting these 
requirements shall be provided. 

 
2. Section 121-4E(4)—A description of how the permanent stormwater control facility will be operated and 

maintained shall be submitted by the design engineer.  The frequency of inspection shall be listed on the plan.  
The contact information for the party responsible for the operation and maintenance of the facility shall be 
listed.  The plan shall be presented in recordable form as a covenant running with the land and must be 
approved by the Township Solicitor prior to recording the Final Plan. 

 
3. Section 121-4F(3)—A profile shall be provided for the connection from Inlet #6 to Storm MH #1. Existing utility 

crossings shall be shown. All stormwater profiles shall be consistent with the site plan. The location of Inlet #9 
shall be clarified. 
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4. Section 121-4F(4)—The condition of the existing storm inlet shall be evaluated prior to the connection to the 
proposed stormwater system.  Construction details for the proposed connection shall be approved by our 
office and the Public Works Department prior to issuance of the grading permit. 

 
5. Section 121-15—For pre-development stormwater management analysis, hydrological designation for the soil 

shall be considered as Type B in order to provide conservative results. This applies to rate control as well as 
recharge requirements. 

 
6. Section 121-12—Since the disturbed area is very close to one acre, if a NPDES Permit is not obtained, all 

disturbed areas shall be protected with construction fence at the limits. If during the construction process the 
disturbed area on the site extends beyond the limits and exceeds one acre, the township permits will be 
suspended until an NPDES Permit is obtained. This shall be listed as a permit condition. 
 

7. Section 135-4.9(Q)—The Fire Marshal must approve the design for access and maneuverability.   
 
8. Section 135-4.9(Q), Section 135–5.3(F)—Parking spaces designed for the exclusive use by disabled persons 

shall be installed as close and convenient to building entrances as is reasonable. Should conditions permit, the 
proposed parking layout shall be reconfigured to move an additional ADA accessible space to the aisle closer 
to the building entrance. A planting island shall be installed, if possible. 

 
9. Section 135-4.10(B)—A Sewage Facilities Planning Module or Exemption must be approved by the City of 

Philadelphia and the DEP prior to recording the Final Plan. 
 

10. Section 135-4.10(A)—Adequate water supply must be documented for the development.  A letter from Aqua 
Pennsylvania must be submitted certifying adequate supply for the additional demand.   

 
11. Section 135-5.3(F.3.c)— The minimum size of each planting island within the parking lot shall be at least three 

hundred forty (340) square feet, and be located every 12 parking spaces, or portion thereof. A waiver of this 
code section has been requested. 

 
12. Section 135-5.3(F.5)— The construction or installation of new vehicular use areas with more than 20 parking 

spaces shall incorporate bioretention elements into the parking lot design. A waiver of this code section has 
been requested. 

 
13. Section 135-8.2(C)1, Section 135-4.9(M)—The Transportation Impact Assessment indicates that the corner 

sight distance from the site driveway to Ardmore Avenue does meet the required minimum, but that there is 
limited excess sight distance beyond the minimum requirement. The applicant should investigate whether it 
is feasible to increase the corner sight distance for vehicles exiting the site driveway looking to the left. The 
Traffic Safety Unit of the Lower Merion Police Department must approve the final drive conditions to verify 
that existing sight lines are maintained or improved, as required.   
 

14. Section 155-7.5—Compensatory tree calculations shall be updated on the plan to reflect the correct amount 
of trees on-site to be removed. Upon removal of twenty-five (25%) percent of existing trees having a caliper 
of six inches or greater, appropriate replacement trees will be required. The Township Arborist must approve 
the size, species, and location of any required replacement trees. 

 
C.  ENGINEERING COMMENTS 
 

1. The location, size, material, and slope of the proposed sanitary laterals shall be shown. The sanitary sewer 

connection to the existing building shall be provided.  
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2. The mean grade of the structure shall be calculated and shown on the plan.  The architectural plans must be 
coordinated with and must comply with the grading proposed with this application.  

 

3. The Zoning Officer must agree with the number and tabulation of the final parking demand schedule. 

 

4. The Planting Plan must be approved by the Planning Department and the Township Arborist.   

 
5. The Director of Building and Planning must approve the Lighting Plan. 
 
6. All proposed roof drains and downspout locations shall be provided on the plan. The size, slope, and material 

of the stormwater piping shall be shown.  
 

7. The condition of the existing retaining wall shall be evaluated and documented prior to construction. Any 
damage to the wall and associated piping due to construction activities must be repaired at the expense of 
the contractor/applicant. 

 

8. Retaining walls over four (4’) feet in heigh require calculations to be submitted qualifying the design. Fencing 
and fall protection shall be provided. 

 

9. Additional information shall be provided regarding the parking lot access from the existing stairs on the 
southeastern corner of the property. Depressed curb and transition grading shall be shown. 

 
 
A copy of the revised plan shall be submitted with any changes highlighted.  A letter shall also be provided with 
the revised plan indicating how each requested revision has been addressed in the re-submission. 
 
Please advise if we may be of further assistance in this matter. 
 
Sincerely, 
 
 
Joseph A. Mastronardo, P.E. 
PENNONI ASSOCIATES 
Township Engineer 
 
cc:    Brandon Ford, Assistant Township Manager 

Charles Doyle AICP, Assistant Director of Planning 
        Cornerstone Consulting Engineers & Design Services, Inc 
  
 
\\pennoni.com\data\Accounts\LOWMM\LOWM136053 - 55 Ardmore Ave (Ardmore House II)\COMMUNICATION\260.53 dtd 2025-04-30_55 Armore Ave 
Preliminary Plan Review.docx 
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April 22, 2025 

Mr. Christopher Leswing, Director of Building & Planning  
Building & Planning Department   
Township of Lower Merion  
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re:  MCPC #24-0256-002 
Plan Name: 55 Ardmore Avenue 
(48 du/1 lot on approximately 0.9 acres) 
Situate: Ardmore Avenue (E); north of School Lane  
Lower Merion Township 
 
Dear Mr. Leswing: 

We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 247, 
"The Pennsylvania Municipalities Planning Code," as you requested on March 17, 2025. We forward this letter 
as a report of our review.  

BACKGROUND  

The applicant, HumanGood, proposes to construct a four-story multifamily building containing 48 units on the 
site of an existing township parking lot. The proposed building will share vehicular access from Ardmore 
Avenue (which is a PennDOT road) with an existing multifamily building located between the proposed 
building and Ardmore Avenue. Additional improvements shown at this time include 34 surface parking spaces, 
internal pedestrian pathways, landscaping areas, site lighting, and an underground stormwater infiltration 
basin. In addition, seven surface parking spaces are proposed near Ardmore Avenue that would be for 
township permit parking. The property is located in the township’s MDR2 – Medium-Density Residential 2 
zoning district. This proposal was previously reviewed in a review letter dated December 2, 2024. 

COMPREHENSIVE PLAN COMPLIANCE 

This property is identified primarily as Town Center in the Future Land Use Plan of the Montgomery County 
Comprehensive Plan, Montco 2040: A Shared Vision. Town Centers are traditional downtown areas with a mix 
of retail, institutional, office, and residential uses. Primary uses include high-density residential development 
next to traditional downtown areas. The proposed development specifically advances the goal to “support 
housing choices and opportunities to meet the needs of all people.” 
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Mr. Christopher Leswing 
Director of Building & Planning  

 

April 22, 2025 

 

 
The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies this property as 
Public Land in the Future Land Use Map. In addition, the Lower Merion Township Comprehensive Plan 
identifies the Ardmore area as a Traditional Main Street commercial area typology. Traditional Main Streets 
are pedestrian-oriented, fine-grained, and include shared parking facilities, centralized municipal parking, and 
unique public gathering spaces. Apartments as stand-alone structures are considered appropriate when 
located on side streets.  

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the applicant‘s proposal and we 
commend the township for working to advance ways to expand affordable housing in the township. In 
particular, the proposed development appears to be a logical expansion of the existing Ardmore House 
development. However, in the course of our review we have identified the following issues that the applicant 
and Lower Merion Township may wish to consider prior to moving forward. Our review comments are as 
follows: 

REVIEW COMMENTS  

ZONING ORDINANCE COMMENTS 

Based on the information provided, we have identified the following items related to the Lower Merion 
Township Zoning Ordinance that we feel should be addressed as part of any future land development 
submissions associated with this proposal: 

A. Tree Replacement. Section 155-7.5.C. contains standards for tree replacement when more than 25% of 
the existing viable trees having a caliper of six inches or greater are removed. The Landscape Compliance 
Chart on Sheet 10 indicates that no replacement trees are proposed. Alternatively, the applicant 
proposes to plant the required replacement trees at a different location, as described in §155-7.5.C.(8). 

B. Maximum Driveway Width. Section 155-8.5.C.(1)(a) states that driveways in the MDR2 zoning district are 
limited to 12 feet in width. The shared driveway from Ardmore Avenue is wider than 12 feet; however, 
this appears to be an existing condition. 

C. Bicycle Parking. Table 8.7.1. lists the minimum bicycle parking requirements based on the proposed land 
use. Multifamily residential developments with more than 20 units require 0.5 short-term and 0.5 long-
term bicycle parking spaces per unit, therefore 24 short-term and 24 long-term bicycle parking spaces are 
required. A note on Sheet 1 states that the applicant proposes to provide 8 short-term and 6 long-term 
bicycle parking spaces. 

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS 

Based on the information provided, we have identified the following items related to the township’s 
subdivision and land development ordinance that we feel should be addressed as part of any future land 
development submissions associated with this proposal: 
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Mr. Christopher Leswing 
Director of Building & Planning  

 

April 22, 2025 

 

 
A. Sidewalk across Driveways. Section 135-4.9.F.(2)(a) requires that “the grade and paving of the sidewalk 

shall be continuous across driveways.” The sidewalk along Ardmore Avenue does not extend across the 
driveway; however, this appears to be an existing condition. 

B. Parking Layout. We have identified the following comments related to parking layout: 

• Section 135-4.9.Q.(2)(b) requires that “parking spaces designed for the exclusive use by disabled 
persons shall be installed in all parking lots as close and convenient to building entrances as is 
reasonable.” Four of the six proposed handicapped parking spaces are shown across the driveway 
from the building entrance. The applicant may wish to explore if some of these handicapped parking 
spaces could be relocated closer to the building entrance. 

• Section 135-4.9.Q.(3)(a) requires that “parking shall not be permitted along driveways which serve as 
the entrance(s) or exit(s) to parking areas with a capacity of 50 vehicles or more. A minimum 
driveway length of 50 feet shall be provided between the road ultimate right-of-way line and the first 
parking space or internal driveway intersection in parking lots with 50 vehicles or more.” The shared 
driveway serves as the entrance/exit to a parking area with more than 50 parking spaces and parking 
along the driveway appears to be located closer than 50 feet from the right-of-way of Ardmore 
Avenue. 

• Section 135-4.9.Q.(3)(c) requires that “up to 30 parking spaces may only be located in a dead-ended 
parking area, only if a suitable turnaround area is provided at the closed end.”  

• Section 135-5.3.F.(3)(b) requires that “all parking rows must be terminated by a planting island.” The 
section of four proposed parking spaces on the northeast frontage of the proposed building is not 
terminated by a planting island. 

• Section 135-5.3.D.(1) requires a 10-foot wide perimeter landscape buffer “for vehicular use areas of 
any size which are located in the side or rear setback of a property, or otherwise abut an adjacent 
property where no right-of-way intervenes.” However, since access is proposed to be shared with the 
adjacent Ardmore House property, §135-5.3.D.(2) may apply. 

C. Electric Vehicle Charging Stations. Section 135-4.9.R. contains requirements related to electric vehicle 
charging stations. Future submissions should demonstrate compliance with this section. 

D. Landscape Plan. We have identified the following items related to the applicant’s proposed landscape 
plan, as it relates to the township’s subdivision and land development ordinance. 

• Standards for landscaped buffers, including where they are required and minimum planting 
requirements for different types of buffers are located in §135-5.2. Specifically, we noted: 

o A softening buffer is required where residential use is proposed adjacent to multifamily. The 
landscape compliance chart indicates that the applicant proposes to use Option 2 for the 
softening buffer. Note #1 for Table 5.2.2. states that “the softening buffer Option 2 can be 
utilized when large canopy trees greater than 24 inches are proposed to be preserved within 
the 100 linear feet. In all other cases, softening buffer Option 1 should be installed.” 
Therefore, it appears that Option 2 is not applicable to this portion of the site and the 
applicant should show compliance with softening buffer Option 1 or the Limited Area Buffer.  

o It appears that additional buffers may be required that are not taken into account in the 
landscape compliance chart. For example, Table 5.2.1. requires a filtering buffer where 
residential use is proposed adjacent to commercial. A portion of the parking lot abuts a 
commercial property zoned Village Commercial.  
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o A screening buffer planting is required to screen certain site elements such as electrical 

transformers and generators from off-site. Some landscaping and a screening wall appears 
to be shown around portions of these site elements; however, it is unclear if the proposed 
landscaping complies with the screening buffer requirements. 

o Note #3 in Table 4.2.2. MDR2 Dimensional Standards of the township’s zoning ordinance 
states that “where a lot abuts a property zoned LDR or MDR1 at the side or the rear, the lot 
shall include a buffer of 20 feet in width.” The southernmost parking space along the 
southeastern property line appears to encroach into this buffer. Parking within zoning-
established buffer areas is prohibited by §135-5.2.D.(5) of the township’s subdivision and 
land development ordinance. 

• Planting islands within the parking lot are required to be at least 340 square feet. Several of the 
proposed planting islands do not appear to meet this minimum size. [see §135-5.3.F.(3)(c)] 

• Bioretention elements are required to be incorporated into the parking lot design of new vehicular 
use areas with more than 20 parking spaces [see §135-5.3.F.(5)]. 

• The calculation for additional plantings [see §135-5.4.A.(3)] in the landscape compliance chart 
appears to be missing the required multiplier. Therefore, it appears that 67 shrubs would be 
required, which is less than the proposed 58 shrubs. 

• According to the landscape compliance chart, the applicant is requesting multiple waivers related to 
the minimum native species [see §135-5.8.A.(5)] and minimum species diversity [see §135-5.8.A.(6)] 
requirements. Specifically, we noted: 

o None of the 53 proposed evergreen shrubs are proposed to be native species. We feel that 
there are examples of native, evergreen shrubs that could potentially be added to the plant 
list. 

o Less than 10% of the proposed 821 herbaceous perennial plants are proposed to be native 
species. We feel that there are examples of native, herbaceous perennial plants that could 
potentially be added to the plant list. 

o Only two species of evergreen tree are proposed. We feel that there are examples of 
additional evergreen tree species, including native species, that could potentially be added 
to the plant list to increase plant diversity. 

• Table 5.8.2. specifies minimum plant size and spacing at time of planting for different plant types: 
o Some of the evergreen trees are proposed to be 4-foot tall at time of planting where a 

minimum height of 8-feet at time of planting is required 
o The size at time of planting of shrubs is specified on Sheet 9 in terms of container size, 

rather than the minimum height required in Table 5.8.2. 
• Additional information may be needed to demonstrate minimum soil volume per tree for any 

planting areas 1,000 square feet or less in area [see §135-5.8.C.(1)]. 

LANDSCAPE DESIGN 

We wish to offer the following general suggestions regarding the proposed landscape design, recognizing the 
challenges inherent with the constrained planting areas within the site: 

• A row of shrubs is proposed to be planted along the southeastern property line adjacent to existing 
residential. This row of shrubs appears to be planted on top of a stormwater pipe. We suggest that the 
position of the shrubs be shifted or the applicant confirm that the proposed depth of the stormwater 
pipe is such that the shrub plantings will not conflict with it. 
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• It appears that a tree next to the proposed handicapped parking along the eastern property line is shown 

to be planted on top of a portion of the proposed underground infiltration basin. Depending on the 
design and proposed depth of the infiltration basin, this tree location may not be ideal. 

EXISTING RETAINING WALLS 

We noted that there appear to be existing retaining walls on three sides of the property. It is unclear from 
the information provided if the proposed development will impact any of the existing retaining walls.  

CONCLUSION 

We wish to reiterate that MCPC generally supports the proposed development; however, we believe that our 
suggested revisions will better achieve the township’s planning objectives for multifamily residential 
development. 

Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposal will be made by the municipality. 

Should the governing body approve a final plat of this proposal, the applicant must present the plan to our 
office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the 
municipal seal and signature of approval must be supplied for our files. Please print the assigned MCPC 
number (#24-0256-002) on any plans submitted for final recording.  

Sincerely, 

 
Marley Bice, AICP, Community Planning Assistant Manager 
610-278-3740 – marley.bice@montgomerycountypa.gov  

 
c: Vidhi Anderson, Applicant’s Representative 
  Cornerstone Consulting, Applicant’s Engineer 
  Gilbert P. High, Jr., Esq., Twp. Solicitor 
  Ernie B. McNeely, Twp. Manager 
  Jody Kelley, Twp. Secretary 
  Joseph Mastronardo, P.E., Twp. Engineer 
  Charlie Doyle, Twp. Asst. Dir. of Planning 

  Colleen Hall, Twp. Senior Planner 
  Greg Prichard, Twp. Hist. Preserv. Planner 
  Holly Colello, Twp. Planner 
  Sarah Carley, Twp. Planner 
  Hope Viviani, Twp. Planning Technician 

Scott Burton; Paul Lutz; Fran Hanney, PennDOT 

 
Attachment A: Reduced Copy of Applicant’s Proposed Site Plan 
Attachment B: Aerial Image of Site
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AGENDA ITEM INFORMATION

ITEM:  RESOLUTION - AUTHORIZATION OF APPOINTMENT TO THE ARDMORE
INITIATIVE BOARD OF DIRECTORS

Consider for recommendation to the Board of Commissioners adoption of a Resolution to appoint Ernie B.
McNeely to the Board of Directors of the Ardmore Initiative for a term that expires January 7, 2030.

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Issue Briefing Issue Briefing

Resolution Resolution
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TOWNSHIP OF LOWER MERION 

 

Building & Planning Committee 

 

Issue Briefing 

 

Topic:  Appointment to the Ardmore Initiative Board of Directors 

 

Prepared by: Christopher Leswing, Director, Building and Planning Department 

 

Date:  May 9, 2025 

 

 

I. Action To Be Considered By The Board:  

 

Adopt a resolution to appoint Ernie B. McNeely to the Board of Directors of the Ardmore 

Initiative for a five-year term. 

 

II. Why This Issue Requires Board Consideration:   

 

The Articles of Incorporation of the Ardmore Initiative state that the Board of Directors must 

be appointed by the governing body of the Township of Lower Merion through a resolution 

of the Board of Commissioners.   

 

III. Current Policy Or Practice (If Applicable):   

 

The Board of Commissioners has generally approved nominations presented by the 

Ardmore Initiative in accordance with the Articles of Incorporation. 

 

IV. Other Relevant Background Information:   

 

The Ardmore Initiative Board supports the nomination. The five-year terms would begin 

following approval and expire on January 7th, 2030. Brief biographical information on the 

candidates is attached to this agenda item. 

   

V. Impact on Township Finances:   

 

There is no impact on Township finances. 

 

VI. Staff Recommendation 

 

 Staff recommends that the Board of Commissioners adopt the resolution. 
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Ardmore Initiative Board of Directors Appointments 

 

Ernie B. McNeely is the Township Manager for Lower Merion Township.  

 

Mr. McNeely has a degree in Political Science from Bethany College in West Virginia and a 

Master’s Degree in Public Administration from the Graduate School of Public and International 

Affairs at the University of Pittsburgh.  Professional experience has included service as an 

administrator with the City of Washington, PA, as Borough Manager in Bridgeville, PA and as 

Borough Manager in West Chester, PA. for more than 27 years – until May 2014 when he was 

appointed to serve as Manager for Lower Merion Township.  

 

Ernie McNeely is a member of the Association of Pennsylvania Municipal Management and the 

International City County Management Association (ICMA) where he has status as a 

Credentialed Manager. He has served as Chairman of the state-wide municipal insurance 

corporations PennPRIME and the PennPRIME Workers Compensation Trust. He also served as 

a member of the West Chester Business Improvement District Board of Directors for 14 years 

while in West Chester. 

 

 He currently resides in Penn Wynne with his wife Sherry and has two adult children, Erin and 

Ryan. 

 

 

. 
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TOWNSHIP OF LOWER MERION 
 

RESOLUTION NO. ________ 
 

RESOLUTION APPOINTING MEMBERS TO THE  
BOARD OF DIRECTORS OF THE ARDMORE INITIATIVE  

FOR TERMS EXPIRING _ 
 
 

WHEREAS, vacancies currently exist on the Board of Directors of the Ardmore 
Initiative, and 
 

WHEREAS, the Articles of Incorporation and By-Laws, as amended, of the Ardmore 
Initiative provide that a member of the Board of Directors be appointed by the governing body of 
the Township of Lower Merion through a resolution of the Board of Commissioners. 
 

NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of the 
Township of Lower Merion that the following individuals are hereby appointed to the Board of 
Directors of the Ardmore Initiative to serve the term(s) indicated:   

 
 

Name     Term Commences  Term Expires  
Ernie B. McNeely   April 22, 2025   January 7, 2030 

  
 
 ENACTED by the Board of Commissiones of the Township of Lower Merion the 
_______day of _____________, 2025.  
 
       BOARD OF COMMISSIONERS 
       TOWNSHIP OF LOWER MERION 
 
 
 
       By:  _____________________________ 
        Todd M. Sinai, President 
ATTEST: 
 
 
 
______________________________ 
Jody L. Kelley, Secretary 
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AGENDA ITEM INFORMATION

ITEM:  RESOLUTION - AUTHORIZATION OF A PEOPLE, PARKS & COMMUNITY
FOUNDATION GRANT APPLICATION FOR THE MAIN LINE GREENWAY

Consider for recommendation to the Board of Commissioners adoption of a resolution authorizing the
Township to submit a grant in the amount of $30,000 to the Peoples, Parks and Community Foundation to
fabricate and install signage on the Main Line Greenway.

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Issue Briefing Issue Briefing

Resolution - Main Line Greenway Signage Grant Resolution
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TOWNSHIP OF LOWER MERION 
 

Building and Planning Committee 
 

Issue Briefing 
 
 

Topic: Main Line Greenway Signage Grant Application   
 
Prepared By: Christopher Leswing, Director of Building & Planning 
   
Date: May 9, 2025 

 
 
I. Action To Be Considered By The Board: 

Adopt a resolution supporting a $30,000 grant application to the People Parks and 
Community Foundation to fabricate and install signage on the Main Line Greenway.   

 
II. Why This Issue Requires Board Consideration: 

The Board of Commissioners adopts resolutions authorizing submission of grant 
applications.  

 
III. Current Policy Or Practice (If Applicable): 

N/A 
 
IV. Other Relevant Background Information: 

The Main Line Greenway (MLG) was accepted by the Board of Commissioners in 
2023 as the Township’s bicycle network. The MLG primarily utilizes existing low-
stress neighborhood streets to connect Township residents with the Cynwyd Heritage 
Trail, parks, train stations, shopping areas, libraries and other local amenities. The 
MLG is planned as a phased network that can potentially be expanded over time as 
demand increases.  
 
The network’s focus on utilizing existing, low-traffic neighborhood streets reduces 
the need for physical improvements to a few, targeted locations, primarily 
intersections where low-stress neighborhood streets cross higher traffic/higher stress 
roads such as Wynnewood Road, or Lancaster Avenue. However, because the 
network utilizes only local streets, the route is not intuitive and wayfinding signage is 
necessary to guide riders along the route and increase the network’s utilization over 
time. 
 
The 2025 CIP included $35,000 for the design and installation of wayfinding signage 
for the first phase (Eastern section) of the MLG, from the Cynwyd Heritage Trail to 
Haverford College. Planning staff, in coordination with Traffic Safety, Public Works 
and the Township Engineer, developed design criteria and a consultant was retained. 
Design criteria focused on developing wayfinding signage complementary to the 
Township’s existing wayfinding signage, as well as utilizing existing sign 
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infrastructure where possible. Unfortunately, however, State law prohibits many of 
the existing traffic control signs from being used for wayfinding signage and, as a 
result, there is need for additional free-standing poles and signs to support the MLG 
wayfinding. This need for poles along with overall cost increases within the 
construction/infrastructure industry has resulted in an increased cost of $200,000 for 
the MLG wayfinding signage project.  
 
The proposed phase of MLG wayfinding includes on-street signage to connect the 
Cynwyd Heritage Trail to Haverford College. The Township has an access easement 
through West Laurel Hill Cemetery to connect the Cynwyd Trail with the City 
Avenue trail network and Pencoyd Landing. Staff is working with Haverford College 
to formalize a bike access agreement through the campus.  
 
There are two spurs to the eastern MLG, one north of Lancaster Avenue and one spur 
south of Lancaster Avenue. The two spurs act as network bikeway spines and serve 
residents from Penn Wynne, Bala Cynwyd, Wynnewood, Merion and Ardmore. The 
signage proposal includes signage that guides riders along the MLG and also informs 
them of a connection at Bryn Mawr Avenue to a bike lane in Philadelphia. The 
proposal includes five (5) trailhead maps at targeted locations along the route to help 
riders orient themselves within the township and identify connections to the regional 
bike network.  
 
The MLG has been developed in partnership with Narberth Borough through which 
both the proposed northern and southern routes run. Narberth Borough has indicated 
that they will be installing signage consistent in design with the Township’s design 
but that they will be utilizing cheaper fabrication elements and complementing the 
signs with painted sharrows on Borough streets to reduce costs. Staff is confident that 
while slightly different in quality, the two fabrication approaches will provide a 
consistent wayfinding experience between the two communities. Graphics indicating 
the proposed route and signage locations have been provided at the end of this memo.  
 
The Building & Planning Committee is being asked to authorize a resolution in 
support of a $30,000 to People Parks and Community Foundation to fabricate and 
install some of the signage. The grant application is due by May 30, 2025.  

 
V. Impact On Township Finances: 

The MLG was originally budgeted at $35,000 for design and installation in the 2025 
CIP. Consultant design costs totaled $12,000. Fabrication and installation is now 
estimated to cost $200,000. The $30,000 grant application will offset some of these 
costs. The Board of Commissioners will discuss the project in greater detail at the 
June CIP workshop.   

 
VI. Staff Recommendation: 

Staff recommends the Board adopt the resolution authorizing submission of the grant 
application. 
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TOWNSHIP OF LOWER MERION 
 

RESOLUTION NO. ________ 
 

 
RESOLUTION AUTHORIZING THE SUBMISSION OF A GRANT 
APPLICATION TO THE PEOPLE, PARKS & COMMUNITY 
FOUNDATION FOR FABRICATION AND INSTALLATION OF 
SIGNAGE ON THE  MAIN LINE GREENWAY SIGNAGE 

 
WHEREAS, the Applicant desires to undertake the fabrication and installation of signage on the Main 
Line Greenway, and proposes a grant from the People, Parks & Community Foundation (Foundation) to 
produce the project; and  
 
WHEREAS, the Applicant understands that the Grant Terms and Conditions included in the Grant 
Application will apply to the Grant Agreement between the Applicant and the Foundation, if so awarded; 
and  
 
WHEREAS, the Authorized Representative is the official within the Applicant’s organization with the 
legal authority to make commitments, enter into contracts, and execute such documents on behalf of the 
Applicant. The Authorized Representative certifies that commitments made on the Grant Application will 
be honored, and ensures that the Applicant agrees to conform to the Foundation’s regulations, guidelines, 
and policies.  
 
NOW THEREFORE BE IT RESOLVED, that the Grant Application may be electronically signed on 
behalf of the Applicant by the Authorized Representative (Official) identified below: 
 

Name of Official:  Ernie B. McNeely 
Title of Official:  Township Manager 

 
BE IT FURTHER RESOLVED, that if the Applicant is awarded a grant, this Resolution, signed by the 
Official, will become the Applicant/Grantee’s executed signature page for the Grant Agreement, and the 
Applicant/Grantee will be bound by the Grant Agreement, and the signature of the Official signifies 
acceptance of the Grant Terms and Conditions and certification of compliance with all applicable 
Pennsylvania labor laws and workforce safety rules..  
 
BE IT FURTHER RESOLVED, that any amendment to the Grant Agreement may be signed on behalf 
of the Grantee by the Official, who at the time of signing of the amendment, has the same title specified in 
item 1, and the Grantee will be bound by the amendment.  
 
RESOLVED by the Board of Commissioners of the Township of Lower Merion this ____ day of 
_________________, 2025. 
 
       BOARD OF COMMISSIONERS OF THE 
       TOWNSHIP OF LOWER MERION 
 
       ______________________________ 
       Todd M. Sinai, President 
ATTEST: 
 
 
___________________________________ 
Jody L. Kelley, Secretary 
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AGENDA ITEM INFORMATION

ITEM:  APPROVAL OF CERTIFICATES OF APPROPRIATENESS

Consider for recommendation to the Board of Commissioners approval of the following certificates of
appropriateness as recommended by the Historical Architectural Review Board at their meeting held on May 6,
2025:

a) 4 East Lancaster Avenue, Ardmore Commercial Historic District, 25-10 – approval to install a sign
consisting of halo-lit channel letters on a 2 inch deep backing panel, citing Secretary of the Interior’s Standard
9.

b) 14 West Lancaster Avenue (Rear), Ardmore Commercial Historic District, 25-08 – approval to install a large
window in the rear façade and to replace and relocate the rear entry door, citing Secretary of the Interior’s
Standards 9 and 10.

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Slides Backup Material

43



5/6/2025

1

HARB

4 East Lancaster Avenue, Ardmore Commercial Historic District

25-10

Action:
Approval to install a sign consisting of halo-lit channel 
letters on a 2 inch deep backing panel, citing Secretary 
of the Interior’s Standard 9.

(Note: This application was reviewed last month under 
the assumption that the sign would require a flat backing 
panel. The applicant later clarified that a box 2 inches 
thick is required to house electrical components for the 
internal lighting system.)

2

3
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2

Proposed Sign

HARB

14 West Lancaster Avenue, Ardmore Commercial Historic District (Rear)

25-08

4

5
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Action:
Approval to install a large window in the rear façade and 
to replace and relocate the rear entry door, citing 
Secretary of the Interior’s Standards 9 and 10.

Proposed work will allow light to enter the renovated commercial space

Previous Conditions Future Plan

6

7
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Proposed Elements

Storefront window system will
match windows installed on 

front façade Proposed Lighting

8
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AGENDA ITEM INFORMATION

ITEM:  APPROVAL OF HISTORICAL COMMISSION APPLICATIONS

Consider for recommendation to the Board of Commissioners approval of the following applications as
recommended by the Historical Commission at their meeting held on April 28, 2025:
 
a) 307 East Spring Avenue, Ardmore, Suntop Homes, Class 1, 2025-R-03 – retroactive approval to replace a
balcony, citing Secretary of the Interior’s Standards 2, 5, and 9, with a subcommittee to review final detailed,
dimensioned drawings.
 

b) 1515 Spring Mill Lane, Villanova, Class 2, 2024-R-25-A – approval to replace a cedar roof with an asphalt
shingle product, citing Secretary of the Interior’s Standard 9.

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Slides Backup Material
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Historical Commission

307 E. Spring Avenue, Ardmore – Suntop Homes

Class 1

Action:
Retroactive approval to replace a balcony, citing 
Secretary of the Interior’s Standards 2, 5, and 9, with a 
subcommittee to review final detailed, dimensioned 
drawings.
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The four-unit “Suntop 
Homes” project was 
built in 1939 from a 
design by Frank Lloyd 
Wright. The balconies 
are among the 
building’s most 
prominent 
architectural features, 
though over time they 
have proven to be 
susceptible to 
deterioration and 
eventual collapse.

Historical Commission Responsibilities
Lower Merion Township Code § 62-2D:

“No Class I or Class II historic resource on the Historic 
Resource Inventory, Chapter A180 of the Lower Merion 
Township Code, may be demolished, in whole or in part, 
whether deliberately or by neglect, including the 
removal, stripping, concealing or destruction of any 
significant exterior architectural features, for whatever 
purpose, including new construction or reconstruction, 
unless a building permit therefor is obtained from the 
Director of Building and Planning in accordance with the 
procedures and requirements of this section and 
Chapter 88 and Chapter 155 of the Lower Merion 
Township Code.”
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Views of original balcony before collapse and removal (ca. 10 years ago)

Reconstructed Balcony (Before Painting)
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Applicant provided notes on top of original 1939 Wright plans

Next Steps
The Historical Commission recommended approval of 
the reconstruction despite the limited documentation 
provided by the applicant. The Commission formed a 
subcommittee to review the sealed structural 
engineering drawings required by the Building 
Department, which are expected to include dimensions 
and anchoring details.

Overall, in terms of exterior appearance and materials, 
the Commission’s consensus is that the reconstructed 
balcony appears to be in keeping with the original 
balcony. 
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Historical Commission

1515 Spring Mill Lane, Villanova

Class 2

Action:
Approval to replace a cedar roof with an asphalt shingle 
product, citing Secretary of the Interior’s Standard 9.
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Existing Cedar Roof Has Reached End of Life Expectancy

A composite roofing product designed to visually replicate cedar was 
reviewed and approved in November. Due to high costs, the applicant now 
proposes to use an asphalt shingle product that will replicate cedar in color.

Originally approved DaVinci product Currently proposed Timberline 
HDZ asphalt shingle
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AGENDA ITEM INFORMATION

ITEM:  DEMONSTRATION: Historic Resource Inventory Interactive Map (Time Permitting)

Staff will demonstrate the new public interface for Historic Resource Inventory survey data, available on the
Township website at: www.lowermerion.org/hri

PUBLIC COMMENT
ATTACHMENTS:

Description Type
Memo Issue Briefing
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TOWNSHIP OF LOWER MERION 

 

Building & Planning Committee 

 

Memorandum 

 

Topic:  Historic Resource Inventory Interactive Map 

  

Prepared By: Greg Prichard, Historic Preservation Planner 

 

Date:  March 5, 2025 

 

 

 

The Building & Planning Department has maintained an electronic database containing 

information about designated Historic Resources and other surveyed historic properties since the 

adoption of the Historic Resource Inventory via Ordinance 3560 on March 15, 2000. This 

database includes basic information including construction dates, architect names, and 

architectural styles, as well as regulatory information and survey photographs. 

 

The State Historic Preservation Office requires that Certified Local Governments including 

Lower Merion Township make all Historic Resource survey data available to residents. With an 

inventory as large and complex as Lower Merion’s, this has proven to be a technical challenge. 

For several years, a version of the Inventory containing narrative information and black and 

white survey photos was available on the Township website. Because this data was static and not 

linked directly to the database, it represented a snapshot in time that could not be updated when 

the Inventory was amended. A more recent technical upgrade to the Township website was 

incompatible with this method of displaying Inventory data, which made this static data publicly 

inaccessible though it remained safe on the Township’s servers. During this period, Inventory 

entries were provided individually as PDF files to those who requested them.  

 

The creation of a GIS technician position in the Planning Department presented an opportunity 

for a new system to be developed from scratch using the existing HRI database. The new map-

based interface displays information from years’ worth of surveys including historical narratives 

drawing from a multitude of sources in a totally new interface. In addition, recent photos of 

nearly all designated Historic Resources compiled from a new photographic survey funded by a 

CLG grant are included.  

 

Resource pins are color-coded in accordance with the established standards for Historic Resource 

types used on other maps and official documents. Magenta pins represent properties within 

Historic Districts, dark blue pins indicate Class I Historic Resources, and light blue pins 

represent Class II Historic Resources. In addition, resources that have been demolished are 

shown as dark gray pins and light gray pins represent surveyed properties that are not currently 

designated. In addition to browsing the Inventory via the map interface, users can search for 

included properties by typing addresses into a search box.  
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The fact that owners of Historic Resources who are seeking information about the HARB/HC 

review process will be users of this map was considered carefully during the development 

process. As such, another goal of the map is to provide users with quick access to information 

relating to the regulatory process for Historic Resources. References to the HARB and HC link 

directly to the Township webpages for those advisory boards, and visitors are provided with 

links to the official Design Guidelines webpage at various points.  

 

Following the launch of a public beta version of this interactive map in March 2025, staff has 

been working on a more feature-rich version of the map utilizing the same data with advanced 

filtering options and more features to launch later in the year. This will allow users to filter 

search results by architect, view additional information on Contributing Elements to each 

Historic Resource, and more. The inclusion of this information will be of use to researchers and 

help the Building & Planning department determine priorities for future historic designations and 

classification upgrades. 

 

It is fitting that this map is launching on the 25th anniversary of the adoption of the original 

ordinance that created the Historic Resource Inventory. Providing this level of survey 

information using an interactive interface is very unusual for a municipality of Lower Merion’s 

size. It is hoped that this map can serve as a model for how other communities can present their 

historic survey data to the public.  

 

The map is now live and can be found at: www.lowermerion.org/hri 
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