PLANNING

commisson— Planning Commission Meeting Minutes
October 6, 2025 - 7:00 PM
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Planning Commission Members Present: Tim Mathews (Co-Chair), Bill Cook, David
Rosenbaum, Whitney Drukier, Phillipa Ashby & Barbara Sprague

Building & Planning Department Staff Present: Charles Doyle, Assistant Director of Planning;
Colleen Hall, Senior Planner; Scott Houchins, Zoning Officer

Planning Commissioner Tim Mathews called the meeting to order at 7:01 pm. Mr. Mathews
indicated voting Items 4 and 5, as well as discussion Iltem 6 would be coupled together in
presentation.

1. PLANNING COMMISSION MEETING MINUTES: September 8, 2025

Planning Commissioner Mathews indicated that the Planning Commissioners reviewed
meeting minutes, provided amendments concerning grammar, and agreed to adopt minutes
as amended by Township Planning staff.

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

Planning Commissioner Sprague seconded the motion.

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

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

Ms. Hall presented a proposed ordinance to amend the Code of the Township of Lower
Merion, Chapter 155, entitled Zoning to amend the definitions section to add new
definitions for Hookah bar and Significant Tobacco Retailer; to amend Article lll, Lot
Occupation, to restore regulations for maximum height for accessory buildings; and to
permit and regulate Significant Tobacco Retailer as a specialty retail use.

Scott Houchins, Lower Merion Township’s Zoning Officer, discussed minor changes to
preamble of the code and unintended removal of accessory building height limitations both
within a building envelope and those outside, within side yard or setbacks.

Planning Commissioners discussed the topic as previously reviewed, aside from the minor
amendments presented for clarification.

Planning Commissioner Mathews then made a motion to approve the proposed ordinance
amendment.
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Planning Commissioner Rosenbaum seconded the motion.

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

3. Code Amendment - Freestanding Ground & Monument Signs Zoning Amendment - Z-
25-006

Mr. Doyle presented a proposed ordinance to amend the Code of the Township of Lower
Merion, Chapter 155, entitled Zoning to permit freestanding ground/monument signs by
permit license in the MDR2 and MDR3 zoning districts.

Planning Commissioners discussed differences between signage throughout commercial
corridors and permitted signage for apartments and condominium sites. They discussed
potential location and implications of the sighage permitted, generally on higher volume
roads throughout the Township, noting many freestanding ground and monument signs
existing already within the MDR2 and MDR3 districts.

Commissioner Mathews made a motion to recommend approval of the ordinance
amendment with a condition that the proposed language to amend addresses the
distinction between commercial tenants and residential tenants to a multifamily building,
where Table 9.2, General Sign Type Standards and Regulations should state:

“4 feet maximum for 1 or 2 commercial tenants or up to 8 feet maximum for 3 or more
commercial tenants...” and “20 square feet for 1 or 2 commercial tenants and 40
square feet for 3 or more commercial tenants.” prior to, “; or 20 square feet for
multifamily (large) buildings.”

Planning Commissioner Cook seconded the motion.

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

4. Preliminary Lot Line Change/Subdivision Plan - 330 Spring Mill Road & 1835 County
Line Road, 1800 West Montgomery Avenue & 1829 County Line Road, Villanova, Ward
6, Application No. 3932LLC

5. Petition to Amend Zoning Code §155-4.4 - Institutional Nature Preserve District,
Environmental Use Regulations and Zoning Map Amendments - 1835 County Line Road,
330 Spring Mill Road, 1800 West Montgomery Avenue & 1829 County Line Road,
Villanova, Ward 6, Application No. Z-25-005

6. DISCUSSION ONLY- Tentative Sketch Land Development Plan - 330 Spring Mill Road,
Villanova (Natural Lands Trust - Stoneleigh), Ward 6, Application No. 3933TS

THE FOLLOWING MINUTES ADDRESS ITEMS 4, 5 & DISCUSSION ITEM 6

Ms. Hall presented a series of proposals concerning Stoneleigh, an Institutional Nature
Preserve located between 330 Spring Mill Road & 1835 County Line Road, 1800 West
Montgomery Avenue & 1829 County Line Road in Villanova. The proposals for consideration
concern a preliminary lot line change and ordinance amendment. Additionally, the
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application includes a supplemental “Discussion Only” Tentative Sketch Plan element for
context of the property’s overall master plan.

Ms. Hall began with the presentation of a subdivision that reduces the total number of
parcels from three to two by consolidating Parcel C (1800 West Montgomery Avenue) and a
portion of Parcel B (1835 County Line Road) to create new merged Parcel 1A (330 Spring
Mill Road / 1829 County Line Road - Stoneleigh), increasing Parcel 1A from approximately
40 net acres to just over 50 acres. As a result, a new Parcel 2B (1835 County Line Road) is
created and reduced in size from 10 acres to just over 3 acres and will maintain the Oakwell
Mansion as a Class Il Historic Resource with an entrance drive from County Line Road. She
then noted the applicant has requested waivers from the Subdivision & Land Development
Ordinance Code Section 135-4.4.B(2), to create a lot which is excessively irregular, and
Section 135-4.9(F)(3), to defer the installations of sidewalks along County Line Road.

The presentation additionally included a proposed text amendment and a zoning map
amendment. The proposed amendment intends to amend Article V, Uses, Table 5.3, for the
(IN) Institutional Nature Preserve District, to clarify and expand the Environmental Use
Regulations to provide greater flexibility for operations, better accommodate visitors, and
allow additional community events without an arbitrary cap. The Map Amendment consists
of rezoning of the Stoneleigh Expansion parcel of 7.3 acres and 1800 West Montgomery
Avenue from (LDR1) Low Density Residential 1 to (IN) Institutional Nature Preserve District
to ensure consistency with the existing Stoneleigh estate and gardens, which are already
zoned IN.

Ms. Hall concluded the presentation of a discussion item for sketch plan improvements
including the removal of the existing pool house and pool, construction of a new 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 off 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.

Commissioners discussed the difference between established limit of events and potential
for maximum number of attendees, procedural questions regarding approval process of the
numerous applications pertaining to the

Denise Yarnoff, attorney representing that applicant, spoke to timely closing on approvals for
zoning changes, management of events and coordination of traffic circulation, receptiveness
to the concept of a green bench and separation of parking between County Line Road for
the public and Montgomery Avenue access for faculty and staff.

Oliver Bass, president of Natural Lands Trust, spoke to the history of the site and previous
safety measures taken during events at Stoneleigh.

Commissioners then spoke to walkability and improvement of sidewalks with the absence of
sidewalks along Spring Mill Road, traffic and externalities associated with events, mitigation
of externalities such as traffic and noise and concept of conditional use approval concerning
previous approval and current application changes. Commissioners then discussed the
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procedure for consideration of events as a conditional use rather than zoning code
amendment.

Planning Commissioner Mathews then indicated Commissioners would vote on the
preliminary lot line change, zoning map amendment, and zoning text amendment.

Planning Commissioner Mathews recommended approval of preliminary lot line change.

Planning Commissioner Cook seconded the motion to approve the preliminary lot line
change.

All members were in favor and the motion carried.

Planning Commissioner Mathew next recommended the zoning map amendment for
approval.

Planning Commissioner Ashby seconded the motion.

All members were in favor and the motion carried.

Planning Commissioner Rosenbaum recommended approval of the zoning code text
amendment.

Planning Commissioner Cook seconded the motion.
Planning Commissioner Mathews abstained from voting.

All other members were in favor and the motion carried.

7. Tentative Sketch Land Development Plan - 1400 Waverly Road (Waverly Heights a
Senior Living Community), Gladwyne, Ward 2, Application No. 3929TS

Ms. Hall presented a proposal to demolish seven existing semi-attached single-family villas
and the construction of two identical 3-story buildings, each with a 13,430 sq. ft. footprint,
and 48 parking spaces to service both buildings. Each building will house twelve (12)
independent living units.

Additionally, the applicant is proposing a 3-story, 11,130 sq. ft. footprint addition to the
existing Blair Apartment Building, containing twelve (12) Independent living units and 7
surface parking spaces, and 13 garage spaces.

The plan also includes other site improvements including a new outdoor amenity space of
approximately 7,230 sq. ft., located within the existing grass courtyards of the Carlton-

Commons Community Building and the Andrews Apartment Building. Modifications to the
existing stormwater infrastructure are also proposed to accommodate the additional
impervious surface generated by the project.
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Jamie Jun, attorney representing Waverly Heights, indicated the applicant presented to the
Historical Commission and Gladwyne Civic Association and noted the applicant has
accepted all conditions.

Mark Heil, representing Waverly Heights, spoke to public comments about stop sign at
entrance and creating connections between buildings by grading improvements.

Barbara Gillmore, resident of Waverly Heights, discussed opposition to the proposed density
increase, parking and traffic demand, environmental impacts and health risks associated
with impact of development.

Commissioners then discussed impacts to current residents of Waverly Heights that are
being displaced, amenities and improvements for residents and internal traffic circulation.
Commissioners discussed topography and configuration challenges for vehicles and
pedestrians between the proposed buildings.

Planning Commissioner Sprague recommended adding an additional condition of approval.
Ms. Sprague suggested:

“The applicant shall explore opportunities to improve the common space between the 3
new proposed buildings in order to enhance the pedestrian experience, facilitate
convenient resident/guest drop off and ensure safe vehicular circulation/access.”

Planning Commissioner Cook then recommended approval of the sketch land development
plan with the addition of the proposed condition

Planning Commissioner Mathews seconded the motion.
Planning Commissioner Drukier abstained

All other members were in favor and the motion carried.

Planning Commissioner Mathews motioned that the meeting be adjourned.
The meeting adjourned at 9:39 pm

Meeting minutes recorded by Charlie Doyle.
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