BOARD OF COMMISSIONERS
TODD M. SINAI, PRESIDENT

November 19, 2025 - 7:30 PM

AGENDA

Call to Order
Roll Call
Approval of Minutes

a. Minutes of a stated meeting of the Board of Commissioners held on October 22, 2025, as
distributed.

Announcements

a. The Board of Commissioners met in executive session on November 12, 2025 and will
meet on November 19, 2025 to receive reports from its professional staff.

b. Thursday, November 27, 2025, Thanksgiving Day, is a legal Holiday. The Township
Administration Building and Libraries will be closed for business, and there will be no
refuse or recycling collection.

c. The second Public Hearing on the Proposed 2026 Budget and Proposed 2026-2031
Capital Improvement Plan will be held on Wednesday, December 3, 2025, at
approximately 6:00 p.m.

Public Privilege of the Floor

The Floor is open to provide the opportunity for the public to address the Board on any non-
agenda item or any other public matter in which the Township has jurisdiction or authority.

Response to Public Privilege of the Floor - Appropriate time for any member of the
Board, the Township Manager, or designated staff person to address and correct any
statement made by a member of the public during the Public Privilege portion of the
agenda.

Public Comment

The Floor is open to provide the opportunity for the public to address the Board on matters
relating to agenda items which will be voted upon at this meeting.

Response to Public Comment - Appropriate time for any member of the Board, the




Township Manager, or designated staff person to address or respond to any statement
made by a member of the public during the Public Comment portion of the agenda.

Public Hearings & Adoption of Ordinances

a.

PUBLIC HEARING - PROPOSED 2026 BUDGET AND PROPOSED 2026-2031 CAPITAL
IMPROVEMENT PROGRAM

PUBLIC HEARING AND ADOPTON OF ORDINANCE - CHAPTER 155, ZONING -
INSTITUTIONAL NATURE PRESERVE DISTRICT, ENVIRONMENTAL USE REGULATIONS

PUBLIC HEARING AND ADOPTON OF ORDINANCE - CHAPTER 155, ZONING -
INSTITUTIONAL NATURE PRESERVE DISTRICT, ZONING MAP AMENDMENTS

ADOPTION OF ORDINANCE - CHAPTER 92, PROPERTY MAINTENANCE - GAS POWERED
LEAF BLOWER REGULATIONS

ADOPTION OF ORDINANCE - CHAPTER 105, NOISE & EXTERIOR LIGHTING - NOISE
ENFORCEMENT AMENDMENTS

Consent Calendar

Consent Calendar items are grouped together in the last section of the agenda which is
marked "Consent Calendar." If there is a request from any member of the Board for separate
discussion of any item listed on the Consent Calendar, the item will be removed from the
Consent Calendar and considered during the appropriate Committee portion after non-
consent items listed under that Committee are addressed.

APPROVAL OF A PAID PARENTAL LEAVE POLICY FOR ALL ELIGIBLE FULL-TIME
EMPLOYEES

RESOLUTION - AUTHORIZATION OF APPOINTMENTS TO THE ARDMORE INITIATIVE
BOARD OF DIRECTORS

AMENDMENT PLAN - 121 E. City Avenue (Bala Cynwyd Shopping Center), Bala
Cynwyd, Ward 9, LD# 3878A

RESOLUTION - CONDITIONAL USE APPLICATION - 330 Spring Mill Road & 1829 County
Line Road, Natural Lands Trust, Villanova, Ward 6, CU# 3931C

PRELIMINARY LOT LINE CHANGE - 330 Spring Mill Road & 1829 County Line Road,
1835 County Line Road, 1800 West Montgomery Avenue, (Natural Lands Trust),
Villanova, Ward 6, LD# 3932LLC

TENTATIVE SKETCH PLAN - 330 Spring Mill Road & 1829 County Line Road, 1835
County Line Road, 1800 West Montgomery Avenue, (Natural Lands Trust), Villanova,
Ward 6, LD# 3933TS

APPROVAL OF CERTIFICATES OF APPROPRIATENESS



10.

1.

12.

13.

h.  AWARD OF CONTRACT - PENN WYNNE LIBRARY READING GARDEN

i.  AWARD OF CONTRACT - STREET SWEEPING SERVICES

j. AUTHORIZATION TO ADVERTISE ORDINANCE - 2026 TAX LEVY AND APPROPRIATIONS
k. AUTHORIZATION TO ADVERTISE ORDINANCE - 2025 DEFICIENCY

|. WAIVER OF CDBG RESIDENTIAL REHABILITATION FUND LIMIT

m. WAIVER OF CDBG RESIDENTIAL REHABILITATION FUND LIMIT

n. AUTHORIZATION TO ADVERTISE ORDINANCE - CHAPTER 145, VEHICLES AND TRAFFIC -
PARKING METER RATE REVISIONS

0. AUTHORIZATION TO ADVERTISE ORDINANCE - CHAPTER 145, VEHICLES AND TRAFFIC -
LANCASTER AVENUE SPEED LIMIT AND NO TURN ON RED RESTRICTIONS

p. RECEIPT OF TREE CANOPY MANAGEMENT PLAN

g. AUTHORIZATION TO PROCEED WITH DESIGN AND BIDDING FOR SELECT HIGH
PRIORITY SIDEWALK SEGMENTS

Administrative and Human Resources Committee

The Consent Calendar contains items referred from the November 5, 2025 meeting of this
Committee (item a).

Building and Planning Committee

The Consent Calendar contains items referred from the November 12, 2025 meeting of this
Committee (items b - g).

Finance Committee

The Consent Calendar contains items referred from the November 12, 2025 meeting of this
Committee (items h - k).

a. AUTHORIZATION TO ADVERTISE ORDINANCE - CHAPTER 138, TAXATION -
IMPLEMENTATION OF ACT 58 AFFORDABLE HOUSING INCENTIVES

Grants & Community Development Committee

The Consent Calendar contains items referred from the November 5, 2025 meeting of this
Committee (items | - m).

Police Committee

The Consent Calendar contains items referred from the November 5, 2025 meeting of this
Committee (items n - 0).



14.

15.

16.

17.

A meeting of Police Committee will be held on Wednesday, November 19, 2025 at
approximately 7:20 p.m. at which time the following items may be referred to the Board of
Commissioners for action: Authorization Of Police Promotions; Authorization To Issue A
Conditional Offer Of Employment For Open Police Positions; Authorization To Conduct
Competitive Examinations For The Position Of Probationary Police Officer. Additional
information may be found on the agenda for the aforementioned Police Committee meeting.

Public Works Committee

The Consent Calendar contains items referred from the November 5, 2025 meeting of this
Committee (item p - Q).

New Business
Unfinished Business

Adjournment



Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION
COMMITTEE: Finance

ITEM: PUBLIC HEARING - PROPOSED 2026 BUDGET AND PROPOSED 2026-2031 CAPITAL
IMPROVEMENT PROGRAM

A Public Hearing on the Proposed 2026 Budget and the Proposed 2026-2031 Capital Improvement
Plan. This Public Hearing was authorized for advertisement at a stated meeting of the Board of
Commissioners held October 22, 2025 and duly advertised in the November 9, 2025 edition of the
Main Line Times and Suburban.

A second public hearing will be held on Wednesday, December 3, 2025 at approximately 6:00 p.m.



Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Building & Planning

ITEM: PUBLIC HEARING AND ADOPTON OF ORDINANCE - CHAPTER 155, ZONING -
INSTITUTIONAL NATURE PRESERVE DISTRICT, ENVIRONMENTAL USE REGULATIONS

An Ordinance to amend the Code of the Township of Lower Merion, Chapter 155 thereof, entitled
Zoning, Article V, Uses, Table 5.3, Use Regulations, IN Institution Nature Preserve, Environmental
Use Regulations, to provide that such uses must conclude by 9:00 p.m. Sunday through Thursday
and by 11:00 p.m. on Friday and Saturday; to remove specific regulations for education events; and
to provide that outdoor events are limited to a maximum of 35 per year.

This Ordinance was authorized for advertisement at a stated meeting of the Board of
Commissioners held October 22, 2025 and duly advertised in the November 2, 2025 and November
9, 2025 editions of the Main Line Times and Suburban.

ATTACHMENT(S):
Proposed Ordinance - Institutional Nature Preserve Zoning Amendments - TBA 11-19-2025.pdf


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3740176/Proposed_Ordinance_-_Institutional_Nature_Preserve_Zoning_Amendments_-_TBA_11-19-2025.pdf

AN ORDINANCE

NO.

AN ORDINANCE To Amend The Code Of The Township Of Lower
Merion, Chapter 155 Thereof, Entitled Zoning, Article V, Uses, Table
5.3, Use Regulations, IN Institution Nature Preserve, Environmental
Use Regulations, To Provide That Such Uses Must Conclude By 9:00
P.M. Sunday Through Thursday And By 11:00 P.M. On Friday And
Saturday; To Remove Specific Regulations For Education Events;
And To Provide That Outdoor Events Are Limited To A Maximum
Of 35 Per Year.

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

Section 1. The Code of the Township of Lower Merion, Chapter 155, Zoning, Article V, Uses,
Table 5.3, Use Regulations, IN Institution Nature Preserve, Environmental use regulations, is hereby
amended as follows:

Table/5.3. Use Regulations

Uses

Use
Permitted

IN

Institutional

Environmental

Environmental (nature preserve) or estate preservation lots are permitted subject to
the following:

(1) Shall be in compliance with § 155-4.4, Institutional districts.

(2) On lots of minimum 25 contiguous acres with frontages on primary, secondary
and/or tertiary streets, permitted uses are:

(a) Preservation, management and/or enhancement of land areas for outdoor
passive recreation and/or scenic enjoyment for the benefit of the general
public from dawn to-dusk-enlyno later than 9 PM, except as permitted in
subsection (3)(b) below, including, but not limited to, educational, garden
and cultural experiences and events, provided that a conservation easement
for the estate preservation lot is approved and recorded by the Township.

(b) The preservation and/or enhancement of an historic structure, including the
adaptive reuse of the historic resource and existing associated structures for
historical, environmental, horticultural, cultural, arts, genealogical and
musical purposes, provided that a guarantee for the permanent preservation
of the principal historic structure is provided.

(3) Permitted uses are further regulated as follows:

(a) The adaptive reuse of the principal historic structures and accessory
structures may include facilities with associated offices, subject to:

[1] The number of employees working within the structures is limited to
one person per 500 square feet of floor area dedicated to the use, not
including the employees employed for the preservation, management
and enhancement of the property.

[2] On-site parking shall be provided as specified in Article VIII, Parking
Standards.

o . 125 dailv-visi sied.
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Table 5.3. Use Regulations

Use
Uses Permitted IN

)(b) Outdoor events with outdoor amplified music, such as special exhibits, fairs,
galas, retreats and performances, subject to:

[1] A maximum of 4235 events per year.

[2] The event hours are limited to between 9:00 a.m. and 9:00 p.m., Sunday
through Thursday, and 9:00 a.m. and 11:00 p.m., Friday and Saturday.

[3] Any amplified sound source shall be directed away from adjacent
residences and comply with the Township Noise Ordinance,
Chapter 105.

[4] No activity, including temporary parking; associated with such events
can take place within 100 feet of property lines.

[5] If an event requires more parking than exists at the site, temporary
parking may be permitted on the lawn-areas on the lot if located more
than 100 feet away from any property line. If temporary parking cannot
be accommodated on lawn areas on the lot, an off-site parking location
shall be provided along with a shuttle setvice to.shuttle attendees to and
from the event.

t)(c) A maximum of two dwelling units are permitted in each historic structure
existing on the date the property was placed on the Historic Inventory. Use
of the dwelling units is limited to employees, caretakers or advisors to the
entity(ies) using the property for its permitted purposes.

Section 2. Nothing in this Ordinance or in Chapter 155 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 155 prior to 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
havebeen adopted if such illegal, invalid, or unconstitutional section, sentence, clause, part, or provisions
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

TBA 11-19-2025



Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Building & Planning

ITEM: PUBLIC HEARING AND ADOPTON OF ORDINANCE - CHAPTER 155, ZONING -
INSTITUTIONAL NATURE PRESERVE DISTRICT, ZONING MAP AMENDMENTS

An Ordinance to amend the Code of the Township of Lower Merion, Chapter 155 thereof, entitled
Zoning, to rezone properties at 1835 County Line Road and 1800 West Montgomery Avenue from
LDR1 Lower Density Residential to IN Institutional Nature Preserve.

This Ordinance was authorized for advertisement at a stated meeting of the Board of
Commissioners held October 22, 2025 and duly advertised in the November 2, 2025 and November
9, 2025 editions of the Main Line Times and Suburban.

ATTACHMENT(S):
Proposed Ordinance - Zoning Map Amendments Institutional Nature Preserve - TBA 11-19-2025.pdf


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3740298/Proposed_Ordinance_-_Zoning_Map_Amendments_Institutional_Nature_Preserve_-_TBA_11-19-2025.pdf

AN ORDINANCE

NO.

AN ORDINANCE To Amend The Code Of The Township Of Lower
Merion, Chapter 155 Thereof, Entitled Zoning, To Rezone Properties
At 1835 County Line Road And 1800 West Montgomery Avenue
From LDR1 Lower Density Residential To IN Institutional Nature
Preserve.

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

Section 1, The Zoning Map of the Township of Lower Merion, Chapter 155, is hereby amended
to rezone the following identified parcels from LDRI Lower Density Residential to IN Institutional
Nature Preserve:

e 1800 West Montgomery Avenue, Montgomery County Tax Parcel No. 40-00- 12872-00-3

e A portion, approximately 7.3 acres in size; of property known as 1835 County Line Road,
Montgomery County Tax Parcel No. 40-00-12868-00-7, with the remaining approximately
3.3 acres to remain in the LDRI Lower Density Residential Zoning District

A map depicting the rezoning is attached hereto as “Appendix A.”

Section 2. Nothing in this Ordinance or in Chapter 155/0f 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 155 prior to 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 shallnot 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
provisions 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

TBA 11-19-2025 10



Exhibit “A”

Zoning Map Amendment To Rezone Properties At 1835 County Line Road And 1800 West
Montgomery Avenue From LDR1 Lower Density Residential To IN Institutional Nature Preserve

| AREA TO BE REZONED—
| LDR1 LOWER DENSITY
- RESIDENTIAL TO

IN INSTITUTION

NATURE PRESERVE

PLAN PIEPARED BY

SITE ENGINEERING CONCEPTS, LLC

P.C. BOX 1992
SOUTHEASTERMN, PA 19399
PEAI-IAHMED FEID-240-0451 E-MFODETE-ENGMNEERS.COM
FLAM PREFARED FOR: NILIKL DATE REVESEOMN
STONELEIGH & OAKWELL DATE: AUGUST 25, 2025
330 SPRING MILL ROAD, 1835 COUNTY LINE ROAD ZON rNG MAP

T AMENDMENT PLAN | 1

LOWER MERIDN TOWNSHIF MONTGOMERY COUNTY PENMETLVANIA BCALE 1" = SOF

TBA 11-19-2025
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Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION
COMMITTEE: Sustainability

ITEM: ADOPTION OF ORDINANCE - CHAPTER 92, PROPERTY MAINTENANCE - GAS POWERED
LEAF BLOWER REGULATIONS

An Ordinance to amend the Code of the Township of Lower Merion, Chapter 92, entitled Property
Maintenance, to add formatting of the chapter into articles, and to add a new Article Ill, Gas
Powered Leaf Blowers; to provide definitions for terms used; to prohibit the use of gas powered
leaf blowers seasonally in 2026, 2027 and 2028 and permanently in 2029 and thereafter; to prohibit
the use of portable generators to directly power electric leaf blowers or to charge the electric
batteries thereof; to require that notice of the prohibition of the use of gas powered leaf blowers be
posted at establishments in the Township that sell them; and to provide violations and penalties for
the enforcement hereof.

This Ordinance was authorized for advertisement at a stated meeting of the Board of
Commissioners held October 22, 2025 and duly advertised in the November 9, 2025 edition of the
Main Line Times and Suburban.

ATTACHMENT(S):
Proposed Ordinance - Leaf Blower Regulations TBA 11-19-2025.pdf

12


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3740324/Proposed_Ordinance_-_Leaf_Blower_Regulations_TBA_11-19-2025.pdf

AN ORDINANCE

NO.

AN ORDINANCE To Amend The Code Of The Township Of
Lower Merion, Chapter 92, Entitled Property Maintenance, To
Add Formatting Of The Chapter Into Articles, And To Add A
New Article III, Gas Powered Leaf Blowers; To Provide
Definitions For Terms Used; To Prohibit The Use Of Gas
Powered Leaf Blowers Seasonally In 2026, 2027 And 2028 And
Permanently In 2029 And Thereafter To Prohibit The Use Of
Portable Generators To Directly Power Electric Leaf Blowers
Or To Charge The Electric Batteries Thereof; To Require That
Notice Of The Prohibition Of The Use Of Gas Powered Leaf
Blowers Be Posted At Establishments In The Township That
Sell Them; And To Provide Violations And Penalties For The
Enforcement Hereof.

WHEREAS, Article 1, Section 27 of the Pennsylvania Constitution, known as the Environmental
Rights Amendment (the “Amendment”), provides that the people of the Commonwealth have the
right to clean air, pure water, and to the preservation of the natural, scenic, historic, and esthetic
values of the environment. Pennsylvania’s public natural resources are the common property of
all the people, including generations yet to come. As.a Trustee of these resources, the
Commonwealth and its political subdivisions shall conserve and maintain them for the benefit of
all the people.

WHEREAS, the Amendment imposes two basic duties on the Commonwealth and its political
subdivisions such as the Township - one is to prohibit the degradation, diminution, and depletion
of the public natural resources and the second is to act affirmatively via legislative action to
protect the environment, Pennsylvania Environmental Defense Foundation v. Commonwealth of

Pennsylvania, 161 A.3d 911 (Pa. 2017); and

WHEREAS, the First Class Township Code specifically authorizes the Township to prohibit any
nuisance on public or private grounds and to make regulations as necessary for the health, safety
general welfare and comfort of the Township and its inhabitants; and

WHEREAS, this Ordinance is enacted to minimize the degradation, diminution and depletion of
the public natural resources, to protect public health, to affirmatively enact regulations designed
to protect the local environment plus to reduce the nuisance of the air pollution and noise
generated by gas powered leaf blowers.

NOW THEREFORE, in consideration of the above, the Board of Commissioners of the
Township of Lower Merion hereby ordains:

Section 1. The Code of the Township of Lower Merion, Chapter 92, entitled Property
Maintenance, Sections 92-1 and 92-2 thereof, shall be consolidated under newly designated
Article 1, Property Maintenance Code, as follows:

1
TBA 11-19-2025



Chapter 92. Property Maintenance
ArticleI  Property Maintenance Code

§ 92-1 Adoption of Standards

* %k ok sk sk ok ok

§92-2  Inmsertions, additions and revisions.

& %k %k sk sk ok ok

Section 2. The Code of the Township of Lower Merion, Chapter 92, entitled Property
Maintenance, Section 92-3 thereof, shall be consolidated under newly designated Article II, Fire
Insurance Proceeds, as follows:

Chapter 92. Property Maintenance

* %k sk osk ckock ok

Article I  Fire Insurance Proceeds

§ 92-3  Use offire insurance proceeds

* 3k ok sk ok ockok

Section 3. The Code of the Township of Lower Merion, Chapter 92, Property
Maintenance, shall be amended by the addition of a new Article I1I, Gas Powered Leaf Blowers,
to provide as follows:

Chapter 92. Property Maintenance.

% sk ok sk ok sk ok

Article II Gas Powered Leaf Blowers
§92-4. Purpose

Gas powered leaf blowers create air pollution and noise pollution, contribute to
climate change through the release of greenhouse gas emissions, and impair the
health, social welfare, peace and quality of life of persons residing and working in
Lower Merion Township. The practice of blowing leaves and other debris for
property maintenance has unintended environmental and health consequences. The
blowing of leaves, dust and debris causes fine particulate emissions and disruption to
pollinator habitats. Exposure to fine particulate matter may impact workers using this
equipment, individuals with respiratory conditions, children, and other vulnerable
populations. Accordingly, the purpose of this ordinance is to reduce the adverse
impact of such equipment.

TBA 11-19-2025 14



§92-5 Definitions.

Customer
Any person purchasing goods or services from a Retail Establishment or a Resale
Marketplace.

Gas Powered Leaf Blower

Any handheld, backpack, or tow-behind leaf blower, or other device fitting the
definition of leaf blower below, which is directly powered by an internal combustion or
rotary engine using gasoline or other hydrocarbon fuel. Anelectric-powered leaf
blower that is plugged into an operating generator that ispowered by an engine using
gasoline or a mixture of gasoline and oil blend as fuel shall be deemed a gas powered
leaf blower.

Effective Date
The date that this ordinance is adopted.

Electric-Powered Leaf Blower
Any handheld or backpack leaf blower powered only by electric means, including but
not limited to battery-powered leaf blowers, and corded leaf blowers.

Leaf Blower

A device that is commonly or primarily used, designed or operated to produce a current
of air for the purpose of moving, pushing, propelling, dispersing, redistributing or
blowing leaves,dust, dirt, gardening or grass clippings and cuttings, trimmings from
trees and shrubs, refuse, debris, chemical mists, pesticides, or other similar material
other than snow or water, whether portable and carried, or similar machine.

Portable generator
A portable device that uses an internal combustion engine fueled by propane or
gasoline to generate electricity.

Property Maintenance Personnel

Individuals or entities, including but not limited to landscapers, contractors, or
caretakers, engaged in the upkeep, landscaping, or grounds maintenance of properties
not owned or occupied by themselves.

Resident
A person or household that owns, leases, or resides on a property within Lower Merion
Township, including tenants of rental properties and condominium units.

Retail Establishment

A location where lawn equipment or other products are offered to the public for direct
sale or delivery to a customer, including but not limited to the following: hardware
stores, department store, and home improvement stores.

TBA 11-19-2025 15



Resale Marketplace
A physical or online channel where previously owned or used lawn equipment or other
products are offered to the public for direct sale or delivery to a customer.

§92-6 Gas Powered Leaf Blowers.

A. Beginning June 1, 2026 and for every year thereafter, the use of gas powered leaf
blowers shall be prohibited from June 1 to October 1 (“Summer”) and from January 1
to April 1 (“Winter”) each year. This seasonal restriction shall apply to all persons
and entities, including residents, commercial landscapers, contractors, and property
maintenance personnel, on all properties within the Township.

B. Beginning January 1, 2028 and for every year thereafter, the use of gas powered
leaf blowers shall be prohibited from January 1 to October 1 each year.

C. Beginning January 1, 2029 and for every year thereafter, the use of gas powered
leaf blowers shall be prohibited for the entire year.

D. The use of electric-powered leaf blowers shall.be permitted all year.

E. These restrictions shall not apply during snowfall and within 24 hours after snow
has ceased to fall.

§92-7  Portable Generators. Beginning on June 1, 2026, no person or entity shall
use a portable generator to directly provide power to electric-powered leaf blowers or to
charge the batteries of electric-powered leaf blowers.

§92-8  Emergency Suspensions. The Township Manager and/or his designee at
their sole discretion may waive any or all of the prohibitions on gas powered leaf
blowers in times of emergent need (e.g., a storm that caused fallen trees, branches or
debris) for a stated period.

§92-9 Notice of Provisions. Beginning 30 days after the Effective Date, and for
two (2) years thereafter, Retail Establishments and Resale Marketplaces that sell gas
powered leaf blowers in the Township of Lower Merion shall post at all points of sale
conspicuous signage informing customers of the restrictions set forth in §105-43 above.

§92-10 Enforcement.

A. Any person or entity who violates this this chapter or permits a violation of §92-6 or
§92-7 of this chapter by improper use of a gas powered leaf blower shall first
receive a warning and thereafter, upon conviction in a summary proceeding under
the Pennsylvania Rules of Criminal Procedure, be guilty of a summary offense and
shall be punishable by a fine of $100 for the first offense, a fine of $250 for a
second offense within a 12 month period from the first offense and a fine of $600
for a third or any subsequent offense with a 12 month period from the first offense,
plus court costs and reasonable attorneys’ fees incurred by the Township in the
enforcement proceedings. Upon judgment against any person by summary
conviction, or by proceedings by summons on default of the payment of the fine or

4
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penalty imposed and the costs, the defendant may be sentenced to imprisonment for
a term not exceeding 30 days. Each day that such violation exists shall constitute a
separate offense, and each section of this Article that is violated shall also constitute
a separate offense. In addition to or in lieu of enforcement under this section, the
Township may enforce this chapter in equity in the Court of Common Pleas of
Montgomery County.

B. The failure of the Township of Lower Merion to enforce any provision of this
Article shall not constitute a waiver by the Township of Lower Merion of its right
to future enforcement hereunder.

Section 4. Nothing in this Ordinance or in Chapter 92 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 92 prior to the adoption of this amendment.

Section 5 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 notbeen included herein.

Section 6 This Ordinance shall take effect and be in force from and after its approval as
required by law.

Approved 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

TBA 11-19-2025 17



Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION
COMMITTEE: Building & Planning

ITEM: ADOPTION OF ORDINANCE - CHAPTER 105, NOISE & EXTERIOR LIGHTING - NOISE
ENFORCEMENT AMENDMENTS

An Ordinance to amend the Code of the Township of Lower Merion, Chapter 105, Noise And
Exterior Lighting, by adding definitions for Continuous Sound and Impulsive Sound and to apply
those definitions to the chart providing maximum a-weighted sound pressure levels in residential
and nonresidential zoning districts.

This Ordinance was authorized for advertisement at a stated meeting of the Board of
Commissioners held October 22, 2025 and duly advertised in the November 9, 2025 edition of the
Main Line Times and Suburban.

ATTACHMENT(S):
Proposed Ordinance - Noise Enforcement Amendments TBA 11-19-2025.pdf

18


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3740347/Proposed_Ordinance_-_Noise_Enforcement_Amendments_TBA_11-19-2025.pdf

AN ORDINANCE

NO.

AN ORDINANCE To Amend The Code Of The Township Of
Lower Merion, Chapter 105, Noise And Exterior Lighting, By
Adding Definitions For Continuous Sound And Impulsive
Sound And To Apply Those Definitions To The Chart Providing
Maximum A-Weighted Sound Pressure Levels In Residential
And Nonresidential Zoning Districts.

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

Section 1. The Code of the Township of Lower Merion, Chapter 105, Noise and
Exterior Lighting, Article I, Definitions, shall be amended by the addition in alphabetical order

of the following:
Article I. Definitions

§ 105-1 Definitions

C SR L O

Continuous Sound

Sound lasting 1-second or longer, or an impulsive sound that occurs 5 or more
times an hour.

% ok ok ok sk ok ok

Impulsive Sound

Sound lasting less than 1 second.

Section 2. The Code of'the Township of Lower Merion, Chapter 105, Noise and Exterior
Lighting, Article 11, Noise, §105-3 Maximum permissible sound pressure levels, subsection C
thereof, shall be amended to provide as follows:

Article II. Noise

§ 105-3 Maximum permissible sound pressure levels

% ok ok sk sk ok ok

C. Notwithstanding the provisions in Subsections A and B above, during daytime (8:00 a.m.
-8:00 p.m.) or nighttime (8:00 p.m. - 8:00 a.m.) hours, the maximum permissible sound
pressure levels and average levels shall not exceed those set forth in the following chart:
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Maximum A-Weighted Sound Pressure Levels (SPL)
8:00 a.m. - 8:00 p.m., Daytime/8:00 p.m. - 8:00 a.m., Nighttime
et D | rimearpay | Movimem Impuline | EQ A ruee Contnsun
‘ Residential (R) || Daytime || 75 H 7065 |
| [MNighttime | 60 H 50 |
‘ Nonresidential (C) || Daytime || 75 H 70 |
| | Nighttime | 65 [ 55 |

Section 3. Nothing in this Ordinance or in Chapter 105 of the Code of the Township of
Lower Merion, as hereby amended, shall be construed to affect any suit or proceeding in any
Court, any rights acquired or liability incurred, any permit issued, or any cause or causes of
action existing under the said Chapter 105 prior to the adoption of this amendment.

Section 4. 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 the 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 asif such illegal, invalid, or
unconstitutional section, sentence, clause, part, or provision had not been included herein.

Section 5 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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CONSENT

Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Administrative & Human Resources

ITEM: APPROVAL OF A PAID PARENTAL LEAVE POLICY FOR ALL ELIGIBLE FULL-TIME
EMPLOYEES

Consider for approval a new twelve (12) week Paid Parental Leave Policy for all eligible full-time
Township employees effective January 1, 2026 and authorization to execute Memorandums of
Understanding (MOU) with both the Fraternal Order of Police (FOP) Lodge #28 and the Lower
Merion Township Workers Association accepting the Paid Parental Leave Policy.
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CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Building & Planning

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

Consider for adoption a Resolution to appoint Liza Bresson, Chris Holloway and Dave Yeager to the
Board of Directors of the Ardmore Initiative for a term that expires January 7, 2030.

ATTACHMENT(S):
Resolution - Al Board Appointments
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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 JANUARY 2030

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

Liza Bresson November 18, 2025 January 7, 2030
Chris Holloway November 18, 2025 January 7, 2030
Dave Yeager November 18, 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

23



CONSENT

AGENDA ITEM INFORMATION

COMMITTEE: Building & Planning

ITEM: AMENDMENT PLAN - 121 E. CITY AVENUE (BALA CYNWYD SHOPPING CENTER), BALA
CYNWYD, WARD 9, LD# 3878A

Consider for approval an Amendment Plan. The Plan, originally dated August 21, 2021 and last
revised October 17, 2025, shows the construction of a 2,584 SF commercial pad-site addition and
covered patio with related site improvements including a reconfigured public amenity space for the
previously approved multi-family mixed-use project.

On November 12, 2025, the Building & Planning Committee recommended approval subject to the
conditions shown on the following pages.

ATTACHMENT(S):
121 E City Ave COAs as of 11-12-2025.docx
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LD#3878A — 121 E. CITY AVENUE, BALA CYNWYD
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Land Development #: 3878A

Address and Ward: 121 E. City Avenue (Bala Cynwyd Shopping Center), Bala Cynwyd, Ward 9
Expiration Date: N/A

Zoning District: CAD-BCR

Applicant and Owner: Federal Realty

Consider for approval an Amendment Preliminary Land Development Plan for the above referenced
address. The Amendment Plan, originally dated August 21, 2021 and last revised October 17, 2025,
shows the construction of a 2,584 SF commercial pad-site addition and covered patio with related site
improvements including a reconfigured public amenity space for the previously approved multi-family
mixed-use project.

On November 12, 2025, the Building & Planning Committee recommended approval subject to the
following conditions:

Township Engineer’s Review

1. The Township Engineer’s review letter dated October 27, 2025, shall be incorporated by reference
into these conditions of approval to the extent the same is not inconsistent with these conditions of
approval.

Conditional Use and Previously Approved Plan

2. The previously approved Conditions of Approval for conditional use approval #3878C shall be listed
on the Final Plan, and shall remain applicable, except if/as modified by the approved Amended Plan
and related conditions of approval.

3. The previously approved Conditions of Approval for Land Development #3878PP shall be listed on
the Final Plan and shall remain applicable, except if/as modified by the approved Amended Plan and
related conditions of approval.

Circulation

4. The applicant shall make physical improvements to curb cuts and install signage along the proposed
driveway on Belmont Avenue to prohibit left turning movements onto Belmont Avenue or into the
site, and direct drivers to the St. Asaphs Road/Clwyd Road driveway to exit the site towards Belmont
Avenue, as recommended by the Traffic Safety Unit.

5. The Amended Plan shall show the intersection improvements to be installed when warranted by
PennDOT where the drive aisle intersects St. Asaphs Road at Clwyd Road.

6. Sight distance triangles shall be shown for all intersections to be modified by the Amended Plan.
Final drive configuration for the drive(s) to be modified by the Amended Plan shall be subject to
review by the Traffic Safety Unit, subject to PennDOT approval for state roads.
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LD#3878A — 121 E. CITY AVENUE, BALA CYNWYD
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Bicycle Parking

7. The bicycle parking chart calculation as per §155 Table 8.7.1 shall be revised to include the proposed
additional commercial square footage. Plans shall be revised to include the required number of
bicycle parking spaces.

8. A bike rack shall be located on the pad site in the vicinity of the proposed building addition’s primary
entrance. The applicant shall work with the Township on the final placement and specification of
bike racks.

9. The applicant shall consider incorporating a bike share station on the property. If a bike share
station is installed, the applicant shall work with the Township and the Township’s bike share
partner to determine a suitable location.

Architectural

10. The applicant shall work with the Township on the proposed future graphic on the east elevation of
the pad-site addition.

11. Architectural elevations for the proposed building addition shall be revised to show the building
structure height rather than the parapet height per applicable Code provisions and shall note that
the proposed building height is the continuation of the existing non-conformity.

12. Architectural elevations and renderings of all sides of the proposed building addition shall be
submitted with the Final Plan, including the proposed materials. The applicant shall provide a chart
to demonstrate compliance with the Architectural Design Standards in Zoning Code Section 155-
6.6.1 and 155-3.9.

13. The proposed building addition shall be constructed substantially as shown on the architectural
elevations prepared by BCT Design Group, dated August 22, 2025, with the exception of any de
minimis changes, including those mutually agreed to with staff.

14. HVAC and mechanical equipment for the building addition shall be screened on all sides per
applicable Code requirements. If located on the roof, the screening shall be integrated into the
architecture of the building to improve the appearance and mitigate noise per applicable Code
requirements.

Landscape Plan

15. The Applicant shall work with staff and the City Avenue District to design and install Wayfinding
signage and Entry Plaque Signage to support the public amenity space and connections to public
trails. Wayfinding signage shall show the location of the proposed public amenity space in relation
to nearby Township trails and public gathering spaces, the City Avenue District, Cynwyd Trail and
Pencoyd Landing trail networks, and include residential and commercial landmarks, bike
share/transit infrastructure and locations accessible to the open space/trail network. At least two
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16.

17.

18.

19.

20.

21.

22.

23.

24.

LD#3878A — 121 E. CITY AVENUE, BALA CYNWYD
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

(2) signs shall be installed; one sign in the vicinity of the larger public amenity space and near the St.
Asaphs path and one sign in the vicinity of the smaller parklet on the pad-site.

The landscape plan shall show the proposed manhole location in the vicinity of the building addition
that is consistent with Sheet C-501 of the civil plans and additional plantings shall be included where
the manhole is currently shown.

The plant schedule on Sheet L3.06 shall be revised to show all the proposed perennials in the
perennials section rather than in the deciduous shrubs section.

Plans shall show additional street trees as needed to result in one (1) tree every 30’ on center along
Belmont Avenue and along City Avenue from Belmont Avenue to the western edge of the building
addition as needed to fill any gaps between existing street trees. The applicant shall work with the
Township on tree placement and species selection.

A revised landscape plan complying with the natural features code requirements of §101, the plant
material and planting specification requirements of §135 and conditions herein shall be prepared
and sealed by a Registered Landscape Architect and submitted with the Final Plan and shall include
compliance charts demonstrating compliance with each code section.

An updated maintenance and operations plan shall be submitted for all proposed or modified by the
Amended Plan landscaping, street trees, street furniture and other amenities installed along the
street frontages. The maintenance plan shall include the requirement to evaluate the street trees
and St. Asaphs buffer plantings a minimum of every five (5) years. As necessary, the St. Asaphs Road
buffer plantings shall be supplemented on an ongoing basis to ensure adequate screening given tree
and vegetation growth and any gaps that may present over time.

Landscape, public amenity space and street tree improvements shall be perpetually maintained in a
healthy and/or sound condition in compliance with Natural Features §101-11 and shall include litter
control, lighting and adherence to required lighting levels, and the care and replacement of
furnishings and vegetation. 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.

The applicant shall coordinate with the Township on the final design and location of all of the
following proposed or modified by the Amended Plan: amenities, street furniture including benches,
trash and recycling receptacles, tree grates and bicycle racks. Product specifications for all site
amenities proposed or modified by the Amended Plan shall be provided with the Final Plan. Any
changes made prior to construction shall be subject to staff approval.

Sightlines for intersections to be modified by the Amended Plan shall be shown on the landscape
plan. Trees shall not be planted within sight lines for intersections to be modified by the Amended
Plan and any plantings within those sight lines shall be 18” maximum height.

The applicant shall work with staff to provide locally adaptive native species in the revised planting
plan where determined feasible.
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25.

LD#3878A — 121 E. CITY AVENUE, BALA CYNWYD
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Plans and compliance charts shall demonstrate compliance with the buffer and screening
requirements in effect at the time of application for revised dumpster and loading areas. Screen
details, specifications and elevations shall be provided. Any shrubs used for screening shall be
evergreen.

Utilities and Sewer

26.

27.

28.

29.

The location of the sanitary sewer line and associated easement shall be confirmed. The exact
location shall be surveyed. Plans shall show the main as surveyed with the sanitary easement that
extends 15’ from the main’s center line.

The developer shall take dedication of the portion of the Township’s sanitary sewer main that
extends between the proposed manhole #C60 (as shown on Sheet 501) and the sewer line terminus
as determined by the survey referenced in Condition of Approval #26, and subject to review by
Public Works. Relevant manhole numbers shall be shown on the plan.

The plans appear to show reconfiguration of the sewer main; any reconfiguration shall be subject to
review and approval by the Township Engineer and Public Works Department.

The Public Works Department shall have the opportunity to review any final intersection
configurations that result from the construction of this project.

Lighting

30.

31.

32.

Additional pedestrian-scale lighting such as bollard lighting shall be added to the proposed larger
public amenity space as needed to create a safe and welcoming pedestrian environment,
particularly where a grade change and/or steps are shown. The applicant shall work with the
Township on the final lighting configuration for the public amenity spaces.

An outdoor lighting plan for the Amended Plan, sealed by a responsible design professional that
adheres to Code Chapter 105 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
added or modified by the Amended Plan shall be designed to minimize the off-site transmission of
light, to shield the source of illumination and to prevent glare on adjacent properties. Exterior
luminaires for the lighting added or modified by the Amended Plan 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.

The lighting plan for the Amended Plan shall demonstrate compliance with applicable provisions of
the IECC or the ANSI/ASHRAE/IES Standard 90.1 that is in effect at the time of the application.
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LD#3878A — 121 E. CITY AVENUE, BALA CYNWYD
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Standard Conditions of Approval

33. Any changes to the approved Amended Plan shall require the submission of an as-built plan prior to

34.

35.

36.

37.

38.

39.

the issuance of a Certificate of Occupancy. Building and Planning staff can waive this requirement if
the changes are determined to be insignificant.

A copy of the revised Amended Plan shall be submitted with any changes highlighted with the Final
Plan. A letter shall also be provided with the revised Amended Plan indicating how each applicable
condition of approval or revision has been addressed in the re-submission.

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.

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

The owner shall make payment of fees and expenses of the Township’s professional consultants
who perform services on behalf of the Township with respect to the Amended Plan and the work
contemplated thereunder and will establish and maintain with the Township those escrows for the
payment of such fees required by Township Code. Owner agrees that any statement from the
Township for such fees which remain unpaid for a period of 30 days may be recorded against the
property as a municipal lien.

The owner shall make payment of the Township Engineer’s inspection fees within 30 days of
presentation. A penalty of 1.5% per month will be due for late payments from the date of
presentation. If any shares are not paid within 60 days of presentation, the Township may elect to
suspend any outstanding permits until all pending charges are settled.

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.

29



CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Building & Planning

ITEM: RESOLUTION - CONDITIONAL USE APPLICATION - 330 SPRING MILL ROAD & 1829
COUNTY LINE ROAD, NATURAL LANDS TRUST, VILLANOVA, WARD 6, CU# 3931C

Consider for adoption a Resolution approving a Conditional Use application. The applicant seeks
Conditional Use approval to modify a condition imposed by the Board of Commissioners (Appeal
No. 3739C), pursuant to Code §155-4.4.C(6).

ATTACHMENT(S):
Natural Lands Trust - Conditional Use Resolution
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TOWNSHIP OF LOWER MERION

RESOLUTION NO.

WHEREAS, the Township of Lower Merion received an application designated as CU
Application #3931C, filed on behalf of Natural Lands Trust, Incorporated d/b/a Natural Lands
(“NLT”), which seeks conditional use approval to modify conditions of a prior conditional use
approval granted by the Board of Commissioners (Appeal No. 3739C) which imposed conditions
that regulate outdoor events at 330 Spring Mill Road and 1829 County Line Road, Lower Merion
Township, further identified as Parcel 1.D. Nos. 40-00-56504-00-3 and 40-00-56504-01-2
(“Property”), more commonly known as "Stoneleigh,” and Code 8155-4.4.C(6) and the
application procedure and standards found in §155-11.1.F & G;

WHEREAS, the application was referred to Pamela M. Loughman, Esq., Hearing
Officer, to take testimony and make recommended Findings of Fact, Conclusions of Law and an
Order for the consideration of the Board of Commissioners;

WHEREAS, specifically, the Hearing Officer received testimony and evidence in
consideration of the Applicant’s request to modify and also remove certain conditions of
approval which relate to number of events, lighting, circulation, and attendance;

WHEREAS, on September 25, 2025, following a public hearing on the application, the
Hearing Officer submitted to the Board of Commissioners her “Recommendations for Findings
of Fact, Conclusions of Law and Order,” (the “Report”); and

WHEREAS, the Board of Commissioners, having reviewed and considered the Hearing
Officer’s Report, wishes to render its decision.

NOW THEREFORE, the Board of Commissioners of the Township of Lower Merion
hereby resolves:

1. Paragraphs 1 through 59 set forth in the attached Report, together with the
Discussion contained therein, are all hereby adopted in their entirety as the
Findings of Fact and Conclusions of Law of the Board of Commissioners with
respect to CU Application #3931C, the application of NLT, which concerns the
Property, more commonly known as "Stoneleigh.”

2. In consideration thereof, the Board adopts and issues the following order, which is

consistent with the Hearing Officer’s proposed order, with respect to the
aforementioned application:
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ORDER

And now on this day of , 2025, with respect to the property
located at 330 Spring Mill Road and 1829 County Line Road, Lower Merion Township, further
identified as Parcel 1.D. Nos. 40-00-56504-00-3 and 40-00-56504-01-2, upon the application of
Natural Lands Trust Incorporated for conditional use approval to modify a condition imposed by
the Board of Commissioners (Appeal No. 3739C), pursuant to Code §155-4.4.C(6) and the
application procedure and standards found in §155-11.1.F & G, is granted, subject to the
following conditions, for the reasons set forth in the Report.

Conditional use approval is granted on, and conditioned on, adherence to the testimony,
plans, documents, and exhibits in the record presented at the conditional use hearing on Sept. 25,
2025. This grant of conditional use approval is further conditioned on:

1. Condition No. 9 shall be redacted from the conditions of approval in Appeal No.
3739C as follows:

2. Condition No. 10 shall be redacted from the conditions of approval in Appeal No.
3739C as follows:

3. Condition No. 18 in the conditions of approval in Appeal No. 3739C shall be
modified as follows:

18. The applicants shall provide a crossing guard or an off-duty police officer to
chaperone pedestrians from the Villanova train station and any nearby off-site
parking locations for-the-twelve(12)-events authorized-under-Seetion-155-
11.0-2.¢, as appropriate.

4. Condition No. 20 in the conditions of approval in Appeal No. 3739C shall be
modified as follows:
20. The pedestrian gate at the intersection of Spring Mill Road and County Line
Road shall be clearly marked and available for use by attendees of the events
authorized under the ordinance the-twelve{12} events authorized-uhderSection
155-11.0-2.¢, as appropriate.

5. Condition No. 23 in the conditions of approval in Appeal No. 3739C shall be
modified as follows:
23. Any lighting associated with the-twelve {12} events autherized-under-Section
155-11-0-2.¢- will be required to comply with those requirements in the
ordinance. shall be reasonably shielded to direct light away from the perimeter of
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the property and shall be powered down within 30 minutes and turned off within
60 minutes of the end of each event.

6. The use of the property shall be consistent with the testimony and evidence
offered during the conditional use hearings.

7. The use of the property shall at all times be compliant with all applicable laws,
ordinances, and regulations not modified by this grant of conditional use approval. All other
conditions imposed by the Board of Commissioners in Appeal N. 3739 shall remain in full force
and effect.

This grant of Conditional Use approval is based on the documents and plans submitted in
support of the application, all of which are specifically incorporated by reference thereto.

BOARD OF COMMISSIONERS
TOWNSHIP OF LOWER MERION

BY:

Todd M. Sinai, President
ATTEST:

Jody L. Kelley, Secretary
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CONSENT

Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Building & Planning

ITEM: PRELIMINARY LOT LINE CHANGE - 330 SPRING MILL ROAD & 1829 COUNTY LINE ROAD,
1835 COUNTY LINE ROAD, 1800 WEST MONTGOMERY AVENUE, (NATURAL LANDS TRUST),
VILLANOVA, WARD 6, LD# 3932LLC

Consider for approval a Preliminary Lot Line Change Plan. The Plan dated August 28, 2025, last
revised September 19, 2025, prepared by Site Engineering Concepts, LLC., shows the expansion of
Stoneleigh through a proposed subdivision that reduces the total number of parcels from three to
two by consolidating land. Parcel C (1800 West Montgomery Avenue) and a portion of Parcel B
(1835 County Line Road) are merged to create new Parcel 1A (330 Spring Mill Road / 1829 County
Line Road - Stoneleigh), increasing Parcel 1A from approximately 40 net acres to just over 50 net
acres. As a result, a new Parcel 2B (1835 County Line Road) is created and reduced in size from 10
net acres to just over 3 net acres and will maintain the Oakwell Mansion.

The applicant is requesting the following waivers from the Township Code:

e 8135-4.4.B(2) to create a lot which is excessively irregular
e 8§ 135-4.9(F)(3) to defer installation of sidewalk

On November 12, 2025, the Building & Planning Committee recommended approval, including the
requested waivers, subject to the conditions shown on the following pages, which shall be complied
with on the Final Plan.

ATTACHMENT(S):
Natural Lands Trust Lot Line COAs as of 11-12-2025.docx
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LD#3932LLC — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD,
1835 COUNTY LINE ROAD, 1800 WEST MONTGOMERY AVENUE, VILLANOVA, WARD 6
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Land Development #: 3932LLC

Address and Ward: 330 Spring Mill Road & 1829 County Line Road, 1835 County Line Road,
1800 West Montgomery Avenue, (Natural Lands Trust), Villanova, Ward 6

Expiration Date: December 7, 2025

Zoning District: LDR1 & IN

Applicant / Owner: Denise Yarnoff on behalf of Natural Lands Trust

Consider for approval a Preliminary Lot Line Change/Subdivision Application. The Plan dated August 28,
2025, last revised September 19, 2025, prepared by Site Engineering Concepts, LLC., shows the
expansion of Stoneleigh through a proposed subdivision that reduces the total number of parcels from
three to two by consolidating land. Parcel C (1800 West Montgomery Avenue) and a portion of Parcel B
(1835 County Line Road) are merged to create new Parcel 1A (330 Spring Mill Road / 1829 County Line
Road - Stoneleigh), increasing Parcel 1A from approximately 40 net acres to just over 50 net acres. As a
result, a new Parcel 2B (1835 County Line Road) is created and reduced in size from 10 net acres to just
over 3 net acres and will maintain the Oakwell Mansion. No other improvements are proposed.

In addition, the Applicant requested the following waivers from the Township Code:
A. §135-4.4(B)(2) To create a lot which is excessively irregular; and
B. §135-4.9(F)(3) To defer the installations of sidewalks along County Line Road.

On November 12, 2025, the Building &Planning Committee recommended approval of the Plan and
requested waivers subject to the following conditions:

Township Engineer’s Review

1. The Township Engineer’s review letter dated September 29, 2025, shall be incorporated by
reference into these conditions of approval to the extent the same is not consistent with these
conditions of approval.

Building Use

2. The proposed use of the buildings on Lot B and C shall be noted on the plans. The Zoning Officer
shall confirm that the proposed building occupation is consistent with the use requirements for the
zoning district.

Utilities

3. The applicant shall show on-lot septic systems and connections on the plan. The parcels shall not be
subdivided in a manner that segregates the on-lot disposal system serving an existing building on an
adjacent property. Any modifications to the on-lot sewage disposal systems shall require separate
permits and approval from the Montgomery County Health Department.
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LD#3932LLC — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD,
1835 COUNTY LINE ROAD, 1800 WEST MONTGOMERY AVENUE, VILLANOVA, WARD 6
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

4. The sanitary sewer lateral connection to the public main or on-lot sewer system shall be shown for
each property.

Easements & Covenants

5. The applicant shall provide easement language for any shared utilities and submit them to the
Township for review. The language of any new or revised easement shall be subject to the approval
of the Township Solicitor prior to recording the Final Plan.

Landscape and site Amenities

6. All existing trees shall be de-vined.

7. All trees in the right-of-way shall be trimmed to improve site distance. Dead or diseased trees shall
be removed.

8. Sidewalks deferred along County Line Road shall be installed at the direction of the Director of
Public Works, at such time, when the greater sidewalk improvements for County Line Road are
completed.

9. Agreen bench shall be installed along the Montgomery Avenue frontage, until such time a sidewalk

is installed. The applicant shall provide a public easement, for the extent needed, for the green
bench. The Township Solicitor shall approve the language of the easement.

Driveway

10. The limits of the driveway for 1835 County Line Road shall be clearly shown on the plans. Any paving

shown to be removed shall be clearly shown as removed.

11. The loop driveway for 1835 County Line Road that crosses the proposed property line shall be
removed.

12. The applicant shall provide a driveway easement for any portions of the driveways that cross over
shared property boundaries. Property boundary pins shall be added to the driveway along points
where the lot line change direction

Plan Drafting

13. The plans shall be signed and sealed by a licensed surveyor.

14. Concrete road control monuments shall be shown to be installed at the right-of-way at all property
lines and at changes in direction. Iron pins can be installed only with concurrence of the Township
Engineer where concrete monument installation is not feasible.
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15.

16.

17.

18.

LD#3932LLC — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD,
1835 COUNTY LINE ROAD, 1800 WEST MONTGOMERY AVENUE, VILLANOVA, WARD 6
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

The right-of-way associated with Greenwood Court shall be dimensioned and labeled as a private
road on the plans.

The State Route (SR) number for Spring Mill Road shall be provided on the plans.
The location of all existing utility services shall be provided on the plan.

The LDR1-Low Density Residential and IN-Institutional Zoning District boundaries shall be clearly
identified on the plans. A Zoning Requirements table shall be provided for each district.

Standard Conditions of Approval

19.

20.

21.

22.

23.

24.

25.

26.

New legal descriptions, including metes and bounds, shall be submitted with the Final Plan for each
new lot line and/or property boundary.

New deeds shall be recorded subsequent to the recording of the Final Plan.

Two copies of the revised plan shall be submitted with all changes highlighted and a letter shall be
provided indicating how each requested revision has been addressed.

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 approval by the
Board of Commissioners.

Existing buildings shall have approved address numbers, building numbers 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 (102mm) high with a
minimum stroke width of 0.5 inch (12.7mm).

The owner shall make payment of fees and expenses of the Township’s professional consultants
who perform services on behalf of the Township with respect to these plans and the work
contemplated thereunder and will establish and maintain with the Township those escrows for the
payment of such fees required by Township Code. Owner agrees that any statement from the
Township for such fees which remain unpaid for a period of 30 days may be recorded against the
property as a municipal lien.

The owner shall make payment of the Township Engineer’s inspection fees within 30 days of
presentation. A penalty of 1.5% per month will be due for late payments from the date of
presentation. If any shares are not paid within 60 days of presentation, the Township may elect to
suspend any outstanding permits until all pending charges are settled.

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.
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CONSENT

AGENDA ITEM INFORMATION

COMMITTEE: Building & Planning

ITEM: TENTATIVE SKETCH PLAN - 330 SPRING MILL ROAD & 1829 COUNTY LINE ROAD, 1835
COUNTY LINE ROAD, 1800 WEST MONTGOMERY AVENUE, (NATURAL LANDS TRUST),
VILLANOVA, WARD 6, LD# 3933TS

Consider for approval a Tentative Sketch Plan. The Plan shows improvements to Stoneleigh, a
natural garden open to the public as a conservation resource since 2015. Improvements to the
Stoneleigh property include the removal of an existing pool house and pool, construction of a small
Welcome Center and garden plaza with 50 additional parking spaces connected to the existing 66
spaces accessed from County Line Road, and the addition of 29 event-restricted parking spaces
along the existing driveway from West Montgomery Avenue. The plans also show the potential
relocation of the existing historic tea house, and enhancements to the design of both existing and
proposed walkways.

The applicant is requesting the following waiver from the Township Code:
e 8§ 135-4.9(F)(3) to defer installation of sidewalk.

On November 12, 2025, the Building & Planning Committee recommended approval, including the
requested waivers, subject to the conditions shown on the following pages.

ATTACHMENT(S):
Natural Lands Trust Tentative Sketch COAs as of 11-12-2025.docx
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3740559/Natural_Lands_Trust_Tentative_Sketch_COAs_as_of_11-12-2025.pdf

LD#3933TS — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD, VILLANOVA, WARD 6
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Land Development #: 3933TS

Address and Ward: 330 Spring Mill Road and 1829 County Line Road, Villanova, Ward 6
Expiration Date: December 7, 2025

Zoning District: IN

Applicant / Owner: Denise Yarnoff on behalf of Natural Lands Trust

Consider for approval a Tentative Sketch Land Development application. The Plan dated August 28,
2025, last revised September 19, 2025, prepared by Site Engineering Concepts, LLC., shows
improvements to Stoneleigh, the public garden of the non-profit Natural Lands Trust, including the
removal of the existing pool house and pool, on the previous Oakwell property, construction of new
small Welcome Center and garden plaza with fifty (50) additional parking spaces connected to the
existing 66 spaces accessed from County Line Road, and the addition of twenty-nine (29) event-
restricted parking spaces along the existing driveway from West Montgomery Avenue. The plans also
shall the potential relocation of the existing historic tea house, and enhancements to the design of both
existing and proposed walkways.

In addition, the Applicant requested the following waivers from the Township Code:
A. §135-4.9(F)(3) To defer the installation of sidewalks along County Line Road; and
B. 8§135-4.9(F)(3) To defer the installation of sidewalks along Montgomery Avenue.

On November 12, 2025, the Building & Planning Committee recommended approval of the Plan and
requested waivers subject to the following conditions:

Township Engineer’s Review

1. The Township Engineer’s review letter dated October 27, 2025, shall be incorporated by reference
into these conditions of approval to the extent the same is not consistent with these conditions of
approval.

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

Fire Department & Trdffic Safety Unit

3. The applicant shall work with the Township’s Fire Department and Traffic Safety Unit to
clarify/establish site access for emergency dispatch purposes.

4. The applicant shall work with the township Fire Department to ensure proposed drive aisles meet
minimum fire code requirements.
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LD#3933TS — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD, VILLANOVA, WARD 6
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Electric Vehicle Standards

5. The applicant shall meet the requirements of SALDO code section 135-4.9.R. for electric vehicle
charging stations and infrastructure to accommodate electric vehicle charging as part of their
proposed development.

Landscape and Wetland

6. The applicant shall identify trees to be removed or impacted with a red X or red triangle on the civil
plans.

7. The applicant shall ensure that a code compliant vegetated buffer is provided between the parcel in
the IN District and the LDR2 zoning district with any future landscape submissions.

8. The applicant shall connect the proposed parking lot to trail/path network from the proposed
welcome center to the existing sixty-six (66) parking spaces.

9. A Planting Plan shall be submitted with the Preliminary Plan and must be approved by the Planning
Department and the Township Arborist.

10. Wetland delineation report shall be submitted with the Preliminary Plan. Any identified wetlands
shall be delineated on all sheets of the civil and landscape Preliminary Plan submission.

11. The applicant shall comply with SALDO code section 135-4.7.D(2) and provide a twenty-five-foot
"wetland buffer" setback which shall be maintained around the perimeter of all wetlands on the

Preliminary Land Development Plans.

Stormwater & Utilities

12. Erosion control measures shall be provided with the preliminary plans. The proposed construction
access location shall be indicated. Details that conform to township standards shall be shown.

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

14. The applicant shall provide stormwater calculations and plans showing compliance, which must be
approved by the Township Engineer before any grading or building permits are issued.

Pedestrian Circulation & Sidewalks

15. The Applicant shall demonstrate compliance with SALDO §135-4.9.Q.(7) regarding pedestrian
pathways and crosswalks for all surface parking lots with 10 or more new spaces. Future site plans
must clearly show how pedestrians will safely travel from the far end of each parking lot to the main
building entry.

16. The applicant shall revise future plan submissions to comply with the intent of Table 4.9.1 — Road
Design Standards by constructing a future 4-foot-wide sidewalk to Township specifications along the



LD#3933TS — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD, VILLANOVA, WARD 6
CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

Montgomery Avenue frontage. In lieu of the standard 8-foot sidewalk and 4-foot verge, the
applicant may consider utilizing the off-road pedestrian pathway standards outlined in §135-
4.9.F.(3)(b), subject to the review and approval of the Township Engineer and the Public Works
Department.

Architecture
17. Architectural elevations and renderings of all sides of the proposed welcome center and all
accessory structures shall be submitted with the Preliminary Land Development Plans, including all

materials listed and keyed to the elevations.

18. The applicant shall provide the potential relocation of the tea house and any associated pathways
that need to be constructed or relocated shall be shown on the plan.

Lighting Plan
19. If any new lighting is proposed, a lighting plan shall be submitted with the Preliminary Plan. The
location, luminaire type, wattage, pole height and illumination patterns shall be indicated. The

lighting shall be designed to reduce the off-site transmission of light, to shield the source of
illumination and to prevent glare on adjacent properties.

Plan Drafting

20. A profile for the proposed looped parking area leading to the welcome center shall be provided.
Maneuverability diagrams for the proposed parking configuration shall be provided.

21. The State Route (SR) number for Spring Mill Road shall be provided on the plans.
22. The location of all existing utility services shall be provided on the plan.

Standard Conditions of Approval

23. Approval of this Tentative Sketch Plan does not ensure that the developer or the owner can
ultimately develop the property as shown on the plan. The proposed development’s compliance
with various Township ordinances, including but not limited to the Natural Features Conservation
Code shall not be determined until the applicant submits a Preliminary Plan for Township approval.

24. Two copies of the revised plan shall be submitted with all changes highlighted and a letter shall be
provided indicating how each requested revision has been addressed.

25. The Preliminary 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 approval by the
Board of Commissioners.

26. The owner shall make payment of fees and expenses of the Township’s professional consultants
who perform services on behalf of the Township with respect to these plans and the work
contemplated thereunder and will establish and maintain with the Township those escrows for the
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LD#3933TS — 330 SPRING MILL ROAD AND 1829 COUNTY LINE ROAD, VILLANOVA, WARD 6

27.

28.

CONDITIONS OF APPROVAL AS RECOMMENDED BY THE
BUILDING & PLANNING COMMITTEE ON NOVEMBER 12, 2025

payment of such fees required by Township Code. Owner agrees that any statement from the
Township for such fees which remain unpaid for a period of 30 days may be recorded against the
property as a municipal lien.

The owner shall make payment of the Township Engineer’s inspection fees within 30 days of
presentation. A penalty of 1.5% per month will be due for late payments from the date of
presentation. If any shares are not paid within 60 days of presentation, the Township may elect to
suspend any outstanding permits until all pending charges are settled.

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.
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CONSENT

Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Building & Planning

ITEM:
APPROVAL OF CERTIFICATES OF APPROPRIATENESS

Consider for approval the following certificates of appropriateness as recommended by the
Building & Planning Committee at their meeting held on November 12, 2025:

a) 43 Cricket Avenue, Ardmore Commercial Historic District, 25-25 - approval to install illuminated
channel letters attached to a horizontal raceway, citing Secretary of the Interior's Standard 9.

b) 404 Arthurs Round Table, English Village Historic District, 25-26 - approval to construct a small
addition at the second floor of the recessed front-facing facade, with a subcommittee to review
details, dimensional shifts, and final gutter and downspout locations, citing Secretary of the
Interior's Standards 9 and 10.
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CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Finance
ITEM: AWARD OF CONTRACT - PENN WYNNE LIBRARY READING GARDEN

Consider for approval to award a contract for Penn Wynne Library Reading Garden to the following
low bidder in accordance with the bids received on Thursday, October 16, 2025 at 11:00 A.M.
prevailing time and the recommendation of the Finance Committee:

ThinkGreen, LLC

Total Base Bid $379,900.00
Add Alternate 3-2 through 3-9 16,900.00
Total Bid $396,800.00
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CONSENT

AGENDA ITEM INFORMATION

COMMITTEE: Finance

ITEM: AWARD OF CONTRACT - STREET SWEEPING SERVICES

Consider for approval to award a contract for Street Sweeping Services to the following low bidder

in accordance with the bids received on Thursday, October 16, 2025 at 11:00 A.M. prevailing time
and the recommendation of the Finance Committee:

Reilly Sweeping, LLC

Total Lump Sum Bid $254,997.00
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CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Finance
ITEM: AUTHORIZATION TO ADVERTISE ORDINANCE - 2026 TAX LEVY AND APPROPRIATIONS

Consider for approval authorizing the Township Secretary to advertise notice of intent to adopt an
Ordinance imposing a levy for general revenue purposes on all taxable real estate in the Township
in the amount of 4.886 mills (increased 0.424) on each one dollar of assessed valuation, adopting
an annual budget and appropriating specific sums estimated to be required for the purposes of the
municipal government for the 2026 fiscal year and approving the 2026-2031 Capital Improvement
Program (CIP).

46



CONSENT

Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Finance
ITEM: AUTHORIZATION TO ADVERTISE ORDINANCE - 2025 DEFICIENCY

Consider for approval authorizing the Township Secretary to advertise notice of intent to adopt an
Ordinance, to amend Ordinance No. 4302 adopted December 18, 2024, making a change in certain
appropriations, some of which have proven to be larger than needed and some to be insufficient,
and authorizing the proper Township officers to make the required transfers from and to
appropriations heretofore made of receipts not heretofore estimated.
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CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Grants & Community Development
ITEM: WAIVER OF CDBG RESIDENTIAL REHABILITATION FUND LIMIT

Consider for recommendation to the Board of Commissioners approval to add $34,500 to the staff

approved emergency project expense of $25,000 for a total of $59,500 to bring this home in Bryn
Mawr to minimum standards pursuant to CDBG regulations.
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CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Grants & Community Development
ITEM: WAIVER OF CDBG RESIDENTIAL REHABILITATION FUND LIMIT

Consider for recommendation to the Board of Commissioners approval to add $10,000 to the staff
approved emergency project expense of $25,000 for a total of $35,000 (excluding lead related work)
to bring this home in Narberth to minimum standards pursuant to CDBG regulations.
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CONSENT

Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION
COMMITTEE: Police

ITEM: AUTHORIZATION TO ADVERTISE ORDINANCE - CHAPTER 145, VEHICLES AND TRAFFIC -
PARKING METER RATE REVISIONS

Consider for approval authorizing the Township Secretary to advertise notice of intent to adopt an
Ordinance to amend the Code of the Township of Lower Merion, Chapter 145 thereof, entitled
Vehicles And Traffic, Article XV, Schedules, §145-122, On-Highway Parking Meter Zones; Rates, to
increase parking meter rates generally; and 8145-123, Schedule XXIII: Off-Highway Parking Meter
Zones; Rates, to increase parking meter rates in municipal lots generally and to establish a kiosk
rate for the Cricket Garage.

50



CONSENT

Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Police

ITEM: AUTHORIZATION TO ADVERTISE ORDINANCE - CHAPTER 145, VEHICLES AND TRAFFIC -
LANCASTER AVENUE SPEED LIMIT AND NO TURN ON RED RESTRICTIONS

Consider for approval authorizing the Township Secretary to advertise notice of intent to adopt an
ordinance to amend the Code of the Township of Lower Merion, Chapter 145 Thereof, entitled
Vehicles And Traffic, Article XV, Schedules, § 145-101. Schedule I: Speed Limits, by rescinding the 40
MPH speed limit on Lancaster Avenue from City Avenue to W. Wynnewood Rd and imposing a 35
MPH speed limit on Lancaster Avenue from City Avenue to W. Wynnewood Road; and §145-103,
Schedule Ill, by prohibiting right turns on red at Lancaster Ave and Remington Road for east traffic;
at Lancaster Avenue and Haverford Station Road for west bound traffic; and at Montgomery
Avenue and Airdale Road for east/west traffic.
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CONSENT

AGENDA ITEM INFORMATION
COMMITTEE: Public Works
ITEM: RECEIPT OF TREE CANOPY MANAGEMENT PLAN

Consider for approval receipt of the Tree Canopy Management Plan prepared by the F.A. Bartlett
Tree Expert Company dated June 12, 2025.
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CONSENT

AGENDA ITEM INFORMATION

COMMITTEE: Public Works

ITEM: AUTHORIZATION TO PROCEED WITH DESIGN AND BIDDING FOR SELECT HIGH PRIORITY
SIDEWALK SEGMENTS

Consider for approval authorizing staff to proceed to Final Design and public bidding for the high-
priority sidewalk segments identified and funded by CIP 4297 and listed below and authorization to
initiate the design process for the remaining high-priority sidewalk segments:

East Spring Avenue (Grandview Road to Sutton Road)
Llanfair Road (Existing Sidewalk to Coulter Avenue)
Clothier Road (Morris Road to Ballytore Road)
Cloverhill Road (Morris Road to Lancaster Avenue)
Remington Road (Trent Road to Tomkenn Road)
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Township of Lower Merion
A FIRST CLASS TOWNSHIP

AGENDA ITEM INFORMATION

COMMITTEE: Board of Commissioners

ITEM: AUTHORIZATION TO ADVERTISE ORDINANCE - CHAPTER 138, TAXATION -
IMPLEMENTATION OF ACT 58 AFFORDABLE HOUSING INCENTIVES

Consider for approval authorizing the Township Secretary to advertise notice of intent to adopt an
Ordinance to amend the Code of The Township of Lower Merion, Chapter 138 entitled Taxation, to
implement Chapters 3 and 4 of the Pennsylvania Affordable Housing Unit Tax Exemption Act (Act 58
Of 2022) to authorize real estate tax exemptions for new construction and improvements to
affordable housing units in designated deteriorated areas and more broadly throughout the
Township; providing for definitions, designation of deteriorated areas, application and approval
procedures, limitations and conditions, enforcement, severability, and an effective date.

ATTACHMENT(S):
Issue Briefing - Act 58 Tax Abatement 11-07-2025.docx
Draft Ordinance - Act 58 Affordable Housing Abatement 11-12-2025.docx
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3737321/Issue_Briefing_-_Act_58_Tax_Abatement_11-07-2025.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3737322/Draft_Ordinance_-_Act_58_Affordable_Housing_Abatement_11-12-2025.pdf

Topic:

TOWNSHIP OF LOWER MERION

Finance Committee

Issue Briefing

Real Estate Tax Abatement Program

Prepared By: Brandon Ford, Assistant Township Manager

Date:

November 7, 2025
Action To Be Considered By The Board:

Authorize the Township Secretary to advertise notice of intent to adopt an ordinance to
amend the Code of the Township of Lower Merion, Chapter 138, Taxation,
implementing Chapters 3 and 4 of the Pennsylvania Affordable Housing Unit Tax
Exemption Act (Act 58 of 2022), to establish a real estate tax abatement program for
new construction and improvements to affordable housing units in designated
deteriorated areas and more broadly throughout the Township.

Why This Issue Requires Board Consideration:

Amendments to the Township Code must be authorized for public advertisement prior to
adoption with the authorization and adoption of the proposed amendment subject to the
approval of the Board of Commissioners.

Current Policy or Practice (If Applicable):

Currently, the Township does not have an established program providing real estate tax
abatements specifically for affordable housing development. The Township’s existing
tax policies under Chapter 138 do not include provisions for affordable housing
incentives. This ordinance would create a new local abatement framework consistent
with state enabling legislation under Act 58 of 2022.

Other Relevant Background Information:

Lower Merion Township continues to experience strong housing demand, limited land
availability, and escalating home and rental prices. These market conditions have made
it increasingly difficult for many working families, young professionals, seniors, and
essential workers to find housing they can afford within the Township. Expanding the
supply of affordable housing is therefore essential to maintain a balanced and inclusive
community that supports residents across a range of income levels. However, developing
or rehabilitating affordable housing units in a high-cost market like Lower Merion often
presents financial challenges that make such projects infeasible without additional
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incentives. As the recent $20 million Ardmore House Il Senior Affordable Housing
Project has demonstrated, the cost and effort required to secure public funding alone for
affordable housing is tremendous and cannot be replicated on scale to adequately address
the housing crisis. The need to facilitate private investment in the field of affordable
housing is therefore critical to encourage the creation, improvement, and preservation of
affordable housing units in Lower Merion.

In 2022, the Pennsylvania General Assembly enacted Act 58, the Pennsylvania
Affordable Housing Unit Tax Exemption Act (53 P.S. 888811 et seq.), which authorizes
local taxing bodies — including municipalities, school districts, and counties — to
provide real estate tax exemptions as an incentive to encourage the creation,
rehabilitation, and preservation of affordable housing. Under Act 58, local taxing
authorities may exempt from taxation the added assessed value attributable to new
construction or substantial improvements made to residential properties that meet
affordability requirements. The abatement would be exclusive to the added assessed
value on a property and not applicable to a property’s entire assessed value. This law and
the tax abatement program it enables is intended to promote private reinvestment in the
existing housing stock, reduce barriers to development of new affordable units, and
expand the availability of safe, decent, and affordable homes for low- and moderate-
income households in the community.

The proposed ordinance would establish a local framework for the Township to review,
approve, and administer local tax abatements for eligible projects. Key provisions of the
ordinance include:

e Limits eligibility to new construction and improvements that creates an
affordable housing unit which results in at least a 25% increase in the assessed
value of the subject property.

e Defines Affordable Housing Unit as a multi-unit residential dwelling (three or
more units) in which at least 30% of units are rent-restricted and occupied by
income-qualified households (<60% of Area Median Income).

e Uses federal and state sources to define Area Median Income.

e Subject properties must comply with all Township codes and be free of liens
and tax delinquencies before an exemption is granted and at least five years after
the construction or improvement is completed.

o Offers two mutually exclusive tax exemption schedules:

1. Standard Township-Wide Exemption: For eligible projects community-
wide, offering a short, two-year declining exemption beginning at 100% in
the first year, 50% in the second year, with no exemption starting in the third
year.
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VI.

2. Deteriorated Area Exemption: For properties with a Board-designated
deteriorated property designation, providing a longer, ten-year declining
exemption beginning at 100% and decreasing by 10% annually.

e Provides for the designation of a deteriorated area by the Board of Commissioners
on a property-by-property basis upon request by the property owner.

It is important to note that this program would only apply to real estate taxes levied by
the Township and would not be applicable to real estate taxes levied by the other local
taxing authorities (i.e. Montgomery County and Lower Merion School District). The
proposed ordinance includes language under 8138-57.6 (A) which would require
adoption of a similar program by both the County and School District before the tax
abatement program would be enforceable. The Township has been in discussions about
the program with both entities over the past year. Both the County and School District
have expressed support for the effort and have indicated that they will likely consider a
version of the Affordable Housing Tax Abatement program based on this proposed
ordinance in early 2026.

Impact On Township Finances:

The proposed ordinance would establish a real estate tax abatement program that is only
applicable on the improved or increased assessed value of an eligible property resulting
from the construction of or improvement to affordable housing units. Instead of
immediately collecting additional real estate tax revenue from a subject property based
on the higher assessment resulting from the new construction or improvement completed,
the increased amount of real estate tax revenue to be collected would be collected at a
variable graduated rate based on the applicable abatement schedule authorized by the
Board. As such, the program would not diminish or reduce the current amount of real
estate tax currently collected by the Township. Therefore, it is anticipated that this
program would have no direct negative impact on Township real estate tax revenues.

Staff believes that an affordable housing real estate tax abatement program would have
a net positive impact on Township finances by incentivizing private investment in vacant,
underutilizing properties, enabling opportunities to increase the long-term taxable value
of rehabilitated and newly developed properties, and facilitating a program that would
improve compliance and rehabilitate long vacant and/or deteriorated properties in the
Township.

Staff Recommendation:
Staff recommends that the Board of Commissioners authorize advertisement of the

ordinance to amend Chapter 138 of the Township Code to establish a real estate tax
Affordable Housing Tax Abatement Program.
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AN ORDINANCE

NO.

AN ORDINANCE To Amend The Code Of The Township Of
Lower Merion, Chapter 138 Entitled Taxation, To Implement
Chapters 3 And 4 Of The Pennsylvania Affordable Housing Unit
Tax Exemption Act (Act 58 Of 2022) To Authorize Real Estate
Tax Exemptions For New Construction And Improvements To
Affordable Housing Units In Designated Deteriorated Areas And
More Broadly Throughout The Township; Providing For
Definitions, Designation Of Deteriorated Areas, Application And
Approval Procedures, Limitations And Conditions, Enforcement,
Severability, And An Effective Date.

The Board of Commissioners of the Township of Lower Merion does hereby enact and
ordain:

Section 1. The Code of the'Township of Lower Merion, Chapter 138, Taxation, shall be
amended to provide as follows:

Article VB. Affordable Housing Tax Exemption
8138-57.5 Definitions; word usage

The following words and phrases, as used in this Article, shall have the meanings
ascribed to.them in this section, unless the context indicates a different meaning. The
masculine includes the feminine; the singular includes the plural, and the plural includes
the singular.

ACT 58: The Pennsylvania Affordable Housing Unit Tax Exemption Act, Act 58
of 2022.

AFFORDABLE HOUSING UNIT: A multi-unit residential dwelling consisting
of three or more residential units where at least 30% of the total number of
residential units in the dwelling are rent-restricted and are occupied by an
individual or family whose income is not more than 60% of area median income
(AMI).

APPLICANT: The property owner or developer applying for a tax exemption
under this Ordinance.

AREA MEDIAN INCOME (AMI): The median household income within the
boundaries of a local taxing authority as defined by state and federal agencies.

ASSESSOR: The Montgomery County Board of Assessment Appeals or its
successor agency.



BLIGHT OR BLIGHTED PROPERTY:: A property that meets any of the
conditions listed in 1 Pa.C.S. 8 1991. Such conditions include, but are not limited
to, properties that are public nuisances, unfit for human habitation, pose a fire
hazard, lack necessary utilities, have been vacant and unmarketed for at least
twelve months, or otherwise exhibit physical deterioration or abandonment that
materially endangers public health, safety, or welfare.

DETERIORATED AREA: An area designated by the Lower Merion Township
Board of Commissioners, which consists of blighted property.

EXEMPTION SCHEDULE: The percentage of exemption from taxation
granted under this Ordinance, as adopted by resolution of the Board of
Commissioners in accordance with Act 58.

IMPROVEMENT: Repair, construction or reconstruction, including alterations
and additions, having the effect-of rehabilitating a blighted property so that the
blighted property becomes habitable or attains higher standards of safety, health,
economic use or amenity, or is brought into compliance with laws, ordinances or
regulations governing safety, health, economic use or amenity standards. For the
purposes of this Article, the term shall only apply to repair construction or
reconstruction, including alterations and additions that is anticipated to increase
the existing assessed value of the property by at least 25%. The term shall not
include ordinary upkeep and maintenance.

LOCAL TAXING AUTHORITY: means the Township of Lower Merion, the
Lower Merion School District, the County of Montgomery, or any other
governmental entity having the authority to levy real property taxes within the
Township of Lower Merion.

RENT-RESTRICTED: The maximum rent an owner may charge for a unit does
not exceed 30% of the adjusted income of a family or taxpayer whose annual
income is less than or equal to 60% of the area median gross income.

8138-57.6 Requirements & Procedures

A

A tax exemption permitted under this Article shall not be enforceable until the
governing body of each local taxing authority with mutual jurisdiction has
approved an ordinance or resolution adopting the tax exemption. Upon adoption
of an ordinance or resolution, each local taxing authority shall post a notice of the
approval of the tax exemption on its publicly accessible Internet website. Upon
adoption of an ordinance or resolution by each local taxing authority with mutual
jurisdiction, a joint notice of implementation of the tax exemption must be
published in a newspaper of general circulation in the area.

Requests for tax exemption permitted under this Article shall be limited to eligible
properties within the jurisdiction of the Township of Lower Merion where new



construction or improvements are planned for the purpose of creating an
Affordable Housing Unit.

C. Requests for tax exemption permitted under this Article shall be received by the
Township of Lower Merion and then forwarded to the Montgomery County
Board of Assessment Appeals and the School District of Lower Merion. Upon
completion of the improvement, the taxpayer shall notify the Township and the
Montgomery County Board of Assessment Appeals, so that the Board of
Assessment Appeals may assess the improvements separately for the purpose of
calculating the amount of assessment eligible for tax exemption in accordance
with the limits established in this Ordinance. The Township and School District
will then obtain from the Board the amount of the assessment eligible for
exemption and will notify the taxpayer. The Treasurer is authorized to make
refunds, if applicable, only after the Montgomery County Board of Assessment
Appeals has notified the Treasurer of.its separate assessment upon the
improvement for which an exemption Is requested. Appeals from the
reassessment and the amount eligible for the exemption may be taken by the
taxpayer of the Township as provided by law.

§138-57.6 Eligibility and Conditions

A. To qualify for a tax exemption permitted under this Article, the property shall:
1) Comply with all Township codes and ordinances;
(2 Be free of code violations and liens;

3) Not be delinguent in.the payment of Township real estate taxes;

4) The value of the new construction or improvements must increase the
assessed value of the property by at least 25%; and

(5) Result in the creation of an Affordable Housing Unit consisting of three or
more units where at least 30% of the total number of residential units in
the dwelling are rent-restricted and are occupied by an individual or
family whose income is not more than 60% of area median income (AMI)
fora period of time outlined in an agreement entered into between the
Township and the taxpayer who desires the tax exemption

B. Exemptions shall not be granted if:

(1)  The construction or improvements commenced prior to the filing of the
application and the granting of the tax exemption;

2 The subject property receives other property tax abatement or exemption
incentives for new construction or improvement;



3) The property owner or developer is delinquent on local taxes related to the
subject property, except if the delinquent taxes are paid prior to
construction or payment of delinquent taxes has been arranged with the
local taxing authority in accordance with an installment plan.

4) The property owner has a legal or equitable interest in other property for
which local taxes are delinquent, except if the delinquent taxes are paid
prior to construction or payment of delinquent taxes has been arranged
with the local taxing authority in accordance with an installment plan.

§138-57.7 Authorization of Exemptions

A

Subject to the conditions and procedures set forth herein, the Township hereby
authorizes real estate tax exemptions.on the assessment attributable to eligible
improvements and new construction of affordable housing units, as permitted by
Chapters 3 and 4 of Act 58. The exemption shall be limited to that improvement
or new construction for which an exemption has been requested in the manner set
forth in this Article.

A depiction and written description of the boundaries of the property in question
shall be submitted along with the application requesting an exemption for said
property and shall follow a public hearing scheduled by the Township, with notice
given at least once each week for two consecutive weeks prior to the hearing.

§138-57.8 Standard Exemption Schedule.

A

Subject to the conditions, requirements, and limitations set forth in this Article,
the Township may provide for a tax exemption on the assessment attributable to
the actual cost of new. construction or improvements for affordable housing units
within the Township’s jurisdiction. The actual amount of real estate taxes levied
by the Township exempted shall be in accordance with the following schedule:

(1) For the first year immediately following the date upon which the
improvement becomes assessable, 100% of the eligible assessment shall
be exempted.

2) For the second year immediately following the date upon which the
improvement becomes assessable, 50% of the eligible assessment shall be
exempted.

3) After the second year the exemption shall terminate.

The exemption from taxes granted under this Article shall be upon the property
and shall not terminate upon the sale or exchange of the property.

The exemption applies only to the additional assessment attributable to eligible
improvements or new construction and shall not extend to the land or the pre-
improvement assessment.
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8138-57.9 Designation of Deteriorated Areas.

A.

The Board of Commissioners of Lower Merion Township may, upon request by
the property owner seeking a tax exemption under this Article and by resolution
by the Board, designate specific, individual properties of the Township as a
Deteriorated Area for the purpose of granting tax exemptions under the provisions
of this Article.

In designating a Deteriorated Area, the Board of Commissioners of Lower Merion
Township shall consider whether:

(1)  The majority of structures are 20 years of age or older; or

(2)  Asignificant percentage of properties are vacant, underutilized, or exhibit
physical deterioration; or

3) Infrastructure, facilities, or housing stock is inadequate to meet modern
standards or community needs; or

4) The area has experienced a pattern of declining investment, occupancy, or
property values.

The Board of Commissioners of Lower Merion Township may rescind or amend
such a designation by resolution.

A depiction and written description of the boundaries of the property in question
shall be submitted along with the application requesting an exemption for said
property and shall follow a public hearing scheduled by the Township, with notice
given at least once each week for two consecutive weeks prior to the hearing.

8138-57.10 Exemption Schedule for Deteriorated Areas

A

For eligible affordable housing improvements and new construction in designated
Deteriorated Areas under Chapter 3 of Act 58, a ten (10) year declining
exemption is granted, equal to:

1) For the first year, immediately following the date upon which the
improvement becomes assessable, 100% of the eligible assessment shall
be exempted.

(2) For the second year immediately following the date upon which the
improvement becomes assessable, 90% of the eligible assessment shall be
exempted.



3) For the third year, immediately following the date upon which the
improvement becomes assessable, 80% of the eligible assessment shall be
exempted.

4) For the fourth year, immediately following the date upon which the
improvement becomes assessable, 70% of the eligible assessment shall be
exempted.

(5) For the fifth year, immediately following the date upon which the
improvement becomes assessable, 60% of the eligible assessment shall be
exempted.

(6) For the sixth year, immediately following the date upon which the
improvement becomes assessable, 50% of the eligible assessment shall be
exempted.

@) For the seventh year immediately following the date upon which the
improvement becomes assessable, 40% of the eligible assessment shall be
exempted.

(8) For the eighth year.immediately following the date upon which the
improvement becomes assessable, 30% of the eligible assessment shall be
exempted.

9) For the ninth year immediately following the date upon which the
Improvement becomes assessable, 20% of the eligible assessment shall be
exempted.

(10)  For the tenth year immediately following the date upon which the
improvement becomes assessable, 10% of the eligible assessment shall be
exempted.

(11)  After the tenth year the exemption shall terminate.

The exemption from taxes granted under this Article shall be upon the property
and shall not terminate upon the sale or exchange of the property.

The exemption applies only to the additional assessment attributable to eligible
improvements or new construction and shall not extend to the land or the pre-
improvement assessment.

8138-57.11 Notification & Application Procedures

A

A taxpayer desiring tax exemption authorized by an ordinance or resolution
adopted under this article shall notify the Township in writing on an application
form provided by the Township, submitted prior to securing land development
approval, a building permit, or commencing construction. The application shall
include the following information:



1) A statement of tax obligations, signed by the applicant and notarized,

2) An outline of specifications for the new construction or improvement,
indicating with as much specificity as practicable, the materials to be used
for exterior and interior finishes;

3 An itemized cost estimate for the new construction or improvement. The
itemization must:

i.  Beon contractor letterhead.
ii.  Indicate the property address of the project.
iii.  Besigned by the applicant.

4) A preliminary architectural drawing or blueprint for the new construction
or improvement;

(5) A recent appraisal of the property;

(6)  The final decision of the zoning authority or other regulatory agency
granting relief, if applicable;

@) The signature of the applicant-and the date of signing.

8138-57.12 Rules & Regulations

A

The Township Manager, or their. designee, shall administer these provisions of
this article and monitor compliance. The Township Manager, or their designee, is
also hereby authorized and empowered to prepare, promulgate and enforce rules
and regulations made pursuant to the provisions of this article. Such rules and
regulations shall have the full force and effect of law unless modified, revoked or
repealed by the Board of Commissioners.

The cost of new construction or improvements to be exempted and the schedule
of taxes exempted under this article which exist at the time of the initial request
for tax exemption shall apply to the exemption request. Any subsequent
amendment to the article shall not apply to a request initiated prior to adoption of
the amendment.

At the time a tax exemption permitted under this article is granted and an
agreement is entered into between the Township and the taxpayer who desires the
tax exemption, if the taxpayer has completed each requirement under §138-57.6,
the Township shall file a lien against the tax-exempt properties at the rate of the
estimated amount of assessment. The lien shall be forgiven by the Township
following the completion of the new construction or improvements, if there have
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been no serious violations against the property that have not been corrected. The
lien on the property shall transfer for a sale or exchange of the property.

§138-57.13 Default, Repayment, and Appeal Process

A.

A tax exemption permitted under this article shall be available only for those
properties that meet the conditions outlined in §138-57.6 of this article and for
which taxes are promptly paid and discharged by the end of the fiscal year in
which such taxes are due. Any property granted a tax exemption under this article
that is declared delinquent as established by the statutes of the Commonwealth of
Pennsylvania shall lose their exemption statusand any and all currently due and
future taxes shall be due and payable at the full unabated assessment and tax rate.

At the time a tax exemption permitted under this article is granted and an
agreement is entered into between the Township and the taxpayer who desires the
tax exemption, if the taxpayer has completed each requirement under §138-57.6,
the Township shall file a lien against the tax-exempt properties at the rate of the
estimated amount of assessment. The lien shall'be forgiven by the Township
following the completion of the new construction or improvements, if there have
been no serious violations against the property that have not been corrected. The
lien on the property shall transfer for a sale or exchange of the property.

If within five (5) years after completion of construction a serious violation occurs
and remains uncorrected, the Township may terminate the exemption and recover
a pro rata share of exempted taxes.

Subject properties that have been declared delinquent may appeal the rescission of
the tax exemption permitted under this article by providing a written request to
the Lower Merion Township Board of Commissioners providing a basis for the
appeal and the justification for a waiver of the requirements outlined in this
article.

Subject properties that have been declared delinquent may appeal the rescission of
the tax exemption permitted under this article by providing a written request to
the Lower Merion Township Board of Commissioners providing a basis for the
appeal and the justification for a waiver of the requirements outlined in this
article.

§138-57.14 Prohibitions

A

For the period of time that a property receives a tax exemption under this chapter,
a purchase or sale of the property or a portion of the property may not be
structured to exclude or exempt the transaction from a realty transfer tax due to a
taxing authority that would not be excluded or exempt, except for the following:

(1) A sheriff sale or tax claim bureau sale.



2 A corrective deed.

3) A transfer by a mortgagor to the holder of a bona fide mortgage in default
in lieu of a foreclosure.

4) A transfer to a judicial sale in which the successful bidder is the bona fide
holder of a mortgage.

(5) A transaction excluded from the realty transfer tax under Article XI-C of
the Tax Reform Code of 1971.

Section 2. Nothing in this Ordinance or in Chapters 138 or A167 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 Chapters 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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