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Planning Commission Meeting of September 8, 2025 

 

 

Planning Commission Meeting Minutes 

September 8, 2025 - 7:00 PM 
                

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

Rosenbaum, Phillipa Ashby & Barbara Sprague 

 

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

Assistant Director of Planning; Colleen Hall, Senior Planner 

Planning Commissioner Mathews called the meeting to order at 7:01 p.m. 

Planning Commissioner Mathews indicated the scheduled Agenda Item #2 Conditional Use Application for 

768 Mt. Moro Road, Villanova, Ward 6, LD# 3930C, was tabled by the applicant and would not be considered 

on the evening’s agenda. 

1. PLANNING COMMISSION MEETING MINUTES: JULY 28, 2025, Planning Commission Meeting Minutes. 

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

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

 

Planning Commissioner Mathews made motion to adopt the minutes as amended.  

 

Planning Commissioner Sprague seconded the motion.  

 

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

 

2. Conditional Use Application – 330 Spring Mill Road & 1829 County Line Road (Natural Lands Trust), 

Villanova, Ward 6, LD# 3931C 

 

Ms. Colleen Hall presented a request to modify previous conditions imposed by the Board of Commissioners 

(Appeal No. 3739), pursuant to Zoning Code Section §155-4.4.C(6). The applicant seeks conditional use for 

removal of the conditions to hold up to twelve (12) events per year for 125 people and the hours of operation 

for these events. She also spoke to the original intent of the Institutional District regulation of frequency of 

events, consideration of including additional regulations. 

 

Planning Commissioners discussed the different procedural requirements between land development, 

conditional use approval and zoning code amendments, preservation of open space and potential impacts 

to character of any neighborhoods surrounding IN properties providing events by increasing the frequency 

of those events, externalities associated with events including noise, pedestrians and vehicle traffic.  

 

Ms. Denise Yarnoff, attorney representing the applicant, explained procedural approach by the applicant, 

spoke to the timing of conditional use affecting the procedure and consideration of an optimal schedule 

moving the application forward. She also noted the previous history of events that were fundraising events, 

performing arts, as well as private and not-for-profit events with purposes of increasing fundraising 

opportunities to help fund the preservation of the property.  
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Oliver Bass, representing the Natural Lands Trust, identified benefits of natural preservation, historic 

structures, gardens and expansion of those amenities.  

 

Ethan Coughman, representing the Natural Lands Trust, spoke to the future planning of Stoneleigh 

expansion with input of landscape planners for property improvements of water garden, woodland walk, 

display of native plants and flora/wildlife preservation. He spoke to working on circulation with sidewalk 

access, welcome center, educational public garden and reliance alternative revenue streams to help pay for 

preservation and upgrades to property. 

 

Planning Commissioners then discussed alternative scenarios for the Hearing Officer recommendations in 

appropriate number of events exceeding 12 through conditional use approval, the procedures at which the 

applicant addressed request for increased frequency of events, nighttime use of the property for stargazing, 

the implications of future decisions on other neighborhoods, procedural awareness of public by frequency 

of uses, frontage requirements and the neighbor’s perception of increase zoning code petition.  

 

Planning Commissioner Cook made motion to recommend approval of the plan.  

 

Planning Commissioner Sprague seconded the motion. 

 

Planning Commissioners Sprague and Mathews opposed.  

 

All other members were in favor and the motion carried. 

 

3. Code Amendment - Tobacco Retailer & Lot Occupation Zoning Amendments - Z-25-004 

 

Ms. Colleen Hall presented an ordinance to amend the Code of the Township of Lower Merion, Chapter 155, 

entitled Zoning to amend the definitions section to add new definitions for Hookah bar and Significant 

Tobacco Retailer; to amend Article III, Lot Occupation, to restore regulations for maximum height for 

accessory buildings; and to permit and regulate Significant Tobacco Retailer as a specialty retail use. Ms. 

Hall then highlighted the changes applied to the proposed policy compared to previously proposed and 

suggested amendments from the previous, July 28, 2025, Planning Commission meeting. 

 

Planning Commissioners discussed the similarities and dissimilarities between cigar bars, tobacco retailers, 

or hookah bar, whether separation requirements warrant exclusion by vicinity, operational differences 

between hookah bars compared to other commercials services, increasing number of tobacco retailers and 

vape stores, and accessory building heights throughout districts in the Township. 

 

Planning Commissioners questions regarding accessory building heights then prompted inquiry to Mr. 

Leswing, who indicated the matter would be brought back to the Planning Commission in October for further 

clarification. Planning Commissioners agreed. 

 

Planning Commissioner Mathews motioned that the meeting be adjourned. 

 

The meeting adjourned at 8:51PM  

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


