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Planning Commission Members Present: Tim Mathews (Co-Chair), Bill Cook, David Rosenbaum, Whitney
Drukier (virtual), Phillipa Ashby, Barbara Sprague

Building & Planning Department Staff Present: Charles Doyle, Assistant Director of Planning; Colleen Hall,
Senior Planner; Greg Prichard, Historic Preservation Planner; Sarah Carley, Planner

Township Engineer: Nick McGinley

Co-Chair Mathews called the meeting to order at 7:00 PM.

1. PLANNING COMMISSION MEETING MINUTES: May 5, 2025, Planning Commission Meeting Minutes.

Co-Chair Mathews indicated that the Planning Commissioners reviewed meeting minutes and agreed to
adopt minutes by Township Planning staff.

Planning Commissioner Rosenbaum made a motion to adopt the minutes. Co-Chair Mathews seconded
the motion. Planning Commissioner Cook abstained since he did not attend the meeting. All were in favor
and the motion carried with the minutes approved as amended.

2. PRELIMINARY LAND DEVELOPMENT PLAN: Application Number 3925PP, 1 Belmont Avenue, Bala
Cynwyd, Ward 9.

Co-Chair Mathews introduced the second agenda item which was the review of a preliminary land
development plan application for 1 Belmont Avenue in Bala Cynwyd.

Ms. Carley presented the plans, staff review and recommended conditions of approval for the proposed
development which includes the construction of 17,700 SF of commercial use in three (3) buildings, a
14,724 SF public gathering space, two minor streets with on-street parking, 226 surface parking lot
spaces and an onsite stormwater management system. Additionally, Ms. Carley indicated the applicant
requested to waive the tentative sketch requirement of §135.3.2(A).

Co-Chair Mathews asked about changes since the last time the proposed development was reviewed by
the Planning Commission. Ms. Carley reviewed key plan revisions. Ms. Hall clarified that the current
application is a different application from the tentative sketch plan previously reviewed by the Planning
Commission last November.

Planning Commissioners then discussed timing and relevance of required traffic impact study traffic
counts. Mr. McGinley stated that traffic related issues are under ongoing coordination with PennDOT and
the Township. Mr. Doyle stated that there is generally a 2-year standard in the transportation industry.

Planning Commissioners then discussed the proposed reserve parking, number of required parking
spaces, public gathering space and the site’s importance as a gateway site.
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Co-Chair Mathews invited the applicant to speak.

Mr. George Broseman, authorized owner’s agent, stated that the applicant finds the recommended
conditions of approval acceptable and addressed questions on the Tentative Sketch waiver request and
conditional use request for reserve parking.

Mr. Peter Spissak, Senior Project Manager at TPD, Inc., addressed questions related to the Traffic Impact
Study and stated that data was collected in 2022 and includes conservative projections through 2031. Mr.
Broseman added that the recommended conditions of approval include an 18-month post occupancy
traffic study.

Planning Commissioner Rosenbaum inquired whether the applicant had met with the neighborhood civic
association again for this most recent submission and the possibility of the Bryn Mawr Farmers Market
being held at the site, to which the applicant had not revisited with the civic association and would be
considering maintaining the Bryn Mawr Farmers Market on-site.

Mr. Michael Pilko of RHJ Associates presented renderings of the proposed structures and answered
guestions regarding materials, building height, and possible LEED certification. Planning Commissioner
Sprague sought clarification on the materials to be used and the pergola design and stressed the
importance of creating pedestrian portals to the site, indicating a difference in limestone materials and
materials appearing to be of limestone.

Planning Commissioners then discussed safety concerns related to making left turns from the site onto
Belmont Avenue and St. Asaphs Road, the location of the bike share parking, site greening, and enhancing
the pedestrian environment.

Co-Chair Mathews then invited public comment from those in attendance.

Richard Widmann, 1138 Youngs Ford Road, stated that if the overhead wires along St. Asaphs Road were
to be buried, there would be opportunity to plant large canopy street trees.

Nancy, a resident of Sutton Terrace, stated that there is a need for restaurants in the City Avenue District.
Co-Chair Mathews then invited the planning commissioners to begin deliberation.

Deliberation focused on the importance of materials selection and use, creating a gateway gesture to
accentuate the public gathering space, consideration for pedestrian access and experience, increased
greening, and adding the farmers market and outdoor eating areas. Planning Commissioners indicated
that there is a missed opportunity to add housing on the second stories of the structures.

Commissioner Rosenbaum encouraged the applicant to meet again with the neighborhood civic
association before the Building & Planning meeting, and he believed that the Traffic Impact Study and
stormwater report should have been posted no later than the Friday before any Planning Commission

meeting.

Planning Commissioners suggested two changes to the recommended conditions of approval:

e The developer shall investigate improving amenities that enhance the pedestrian experience as a
gateway to Lower Merion Township

Page 2
Planning Commission Meeting of June 30, 2025



¢ RCA 6: Exterior wall materials shall be as per §155-3.9. Where stone is utilized on the walls facing
public streets, the applicant shall consider materials that have a similar appearance to the type of
stone in the existing wall to be removed along City Avenue. To enhance the pedestrian scale of the
structures, stone orsimilar-material shall be installed to a height of at least 12 feet on portions of
walls facing public streets that are adjacent to pedestrianways. Final materials selection shall be
approved by the Township.

Planning Commissioner Cook made a motion to approve the request to waive Tentative Sketch and to
approve the Preliminary Land Development Plan with the recommended conditions of approval as written
and with the suggested changes. Co-Chair Mathews seconded the motion.

All were in favor and the motion carried with the suggested changes. Planning Commissioner Rosenbaum
abstained.

3. CODE AMENDMENT: Historic Resource Inventory application number Z-25-003

Co-Chair Mathews introduced the third agenda item which is a recommendation to amend the Historic
Resource Inventory.

Mr. Prichard presented the recommended changes to the Historic Resource Inventory and recognized
some significant milestones for property recognition.

There were no questions from the Planning Commissioners and there was no public comment.

Co-Chair Mathews made a motion to approve the code amendment. Commissioner Cook seconded the
motion. All were in favor and the motion carried.

Co-Chair Mathews motioned that the meeting be adjourned.

The meeting adjourned at 9:16 PM.

Meeting minutes recorded by Sarah Carley, Planner and Hope Viviani, Planning Technician.
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