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TO: Mr. Christopher Leswing, Director of Building & Planning
Building & Planning Department
Township of Lower Merion
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Ardmore, PA 19003

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

SUBJECT: MCPC #23-0114-005
268 W. Montgomery Avenue SOPI Submission

We have received and reviewed an updated “SOPI” submission for the above-referenced land development
application as you requested on January 19, 2024. The comments in this memo are based on the most recent
submission and some comments in our previous review letters may have been addressed; however, our most
recent full review letter (for submission MCPC #23-0114-004) is also attached for reference.

UPDATED BACKGROUND

We have reviewed the most recent “SOPI” submission for changes and did not identify any substantive
changes to the amount or type of development proposed.

ADDITIONAL REVIEW COMMENTS

In addition to any review comments in our December 18, 2023 review letter (please see Attachment B) that
may still be relevant, we have reviewed the most recent “SOPI” submission and have identified the following
additional review comments.

LANDSCAPE DESIGN

Section 135-5.8.A.(6) and Table 5.8.1 of the township’s Subdivision and Land Development Ordinance
establishes a minimum species diversity based on the number of plants required per plant type including a
minimum number of species and a maximum percentage of any one species. According to the Planting
Schedule on Sheet 17 of 19, it does not appear that the proposal complies with some of the minimum species
diversity requirements.
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The most recent submission shows a row of 24 cherry laurel shrubs in an area labeled as a 4-foot-wide
planting strip between the parking area and the east side property line. However, it appears that the shrubs
may be proposed to be planted on the adjacent property to the east.

ATTACHMENTS

Attachment A: Reduced Copy of Applicant’s Proposed Site Plan
Attachment B: MCPC #23-0114-004 Review Letter Dated December 18, 2023
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December 18, 2023

Mr. Christopher Leswing, Director of Building & Planning
Building & Planning Department

Township of Lower Merion

75 East Lancaster Avenue

Ardmore, PA 19003

Re: MCPC #23-0114-004

Plan Name: 268 W. Montgomery Avenue

(1 lot/11 du comprising 0.55 acres)

Situate: Montgomery Avenue (S); east of Cheswold Lane
Lower Merion Township

Dear Mr. Leswing:

We have reviewed the above-referenced land development application in accordance with Section 502 of Act
247, "The Pennsylvania Municipalities Planning Code," as you requested on November 16, 2023. We forward
this letter as a report of our review.

BACKGROUND

The applicant, Montgomery 268, LLC, proposes to demolish a carriage house on the rear of the property and
construct a quad residential building with a building footprint of approximately 3,590 square feet containing
four residential units (labeled Building #2). The existing large multi-family residential structure on the site is
proposed to remain and will contain seven residential units (labeled Building #1). Vehicular access is shown
from a private, one-way roadway along the western property line. A proposed infiltration facility is shown
under the new driveway and a portion of the surface parking lot. Additional improvements shown at this time
include a total of 20 parking spaces (including 15 surface spaces and 5 garage spaces in Building #2), 9 bicycle
parking spaces next to Building #1, a small building addition on Building #1, a trash enclosure, widened
sidewalk and verge along the Montgomery Avenue frontage, pervious walkways, and landscaping. In
addition, the plans indicate that ADA curb ramps and a crosswalk will be provided across the private roadway
where it meets West Montgomery Avenue. The property is zoned MDR3 Residential. This proposal was
previously reviewed in review letters dated July 14, 2023 and September 1, 2023.

COMPREHENSIVE PLAN COMPLIANCE

The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies this area of the
township as High Density Residential. In addition, this area of Lower Merion Township is identified as a Town


http://www.montgomerycountypa.gov/

Mr. Christopher Leswing -2- December 18, 2023
Director of Building & Planning

Center in the Future Land Use Plan of the Montgomery County Comprehensive Plan, Montco 2040: A Shared
Vision. Town Centers are traditional downtown areas with a mix of retail, institutional, office, and residential
uses. The existing residential building is proposed to be preserved in keeping with the statement that historic
buildings in town centers should be preserved, rehabilitated, and reused.

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal; however,
in the course of our review we have identified the following issues that the township may wish to consider
prior to final approval. Our comments are as follows:

REVIEW COMMENTS

ZONING ORDINANCE COMMENTS

Based on the information provided, we have identified the following items related to the township’s zoning
ordinance that we feel should be addressed as part of any future land development submissions associated
with this property:

A. Proposed Use. The applicant proposes to construct a “quad” residential building. The term “quad” is
defined in §155-2.1 of the township’s zoning ordinance as “An arrangement of two attached buildings
connected by a common party wall extending vertically from the ground or basement level to the roof of
the building designed for and occupied exclusively as a permanent residence for four families, with each
half of the building having two families living wholly or partly over the other.” Based on the architectural
drawings provided, it does not appear that the proposal meets this definition; however, we defer to the
township zoning officer.

B. Trash Enclosure. Section 155-3.14.A. of the township’s zoning ordinance states that trash dumpsters shall
not be allowed as encroachments on any setback. The proposed trash enclosure appears to be located
partially within the required 10 foot side yard setback along the eastern property line.

TRASH ENCLOSURE SCREENING

Section 135-5.2.F.(1) of the township’s subdivision and land development ordinance requires a screening
buffer planting to mitigate the adverse visual impacts of site elements such as dumpsters, trash collection
and disposal, and recycling areas. If the required 10-foot buffer width cannot be provided, §135-5.2.F. allows
the limited area buffer standards to be utilized, which includes an option for a 4- to 6-foot tall solid fence or
wall in combination with “perennials and grasses sufficient to screen 50% of the linear length of the proposed
fence at the time of planting.” According to the details provided on Sheet 17, a 7-foot tall solid wood fence is
proposed around the trash enclosure; however, it does not appear that any perennials or grasses are shown
to be planted to screen the proposed fence.
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SITE AMENITIES

Given the proposed increase in residential density on the site, we encourage the applicant to consider ways
to incorporate additional site amenities such as a walking path or seating area to serve future residents of the
site.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal; however, we believe that our
suggested revisions will better achieve Lower Merion Township’s planning objectives for residential
development.

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

Should the governing body approve a final plat of this proposal, the applicant must present the plan to our
office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the
municipal seal and signature of approval must be supplied for our files. Please print the assigned MCPC
number (#23-0114-004) on any plans submitted for final recording.

W%&Z(a”a%w

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

c:  Montgomery 268, LLC. c/o Core Development & Pete Staz, Applicant
Site Engineering Concepts, LLC, Applicant’s Engineer
Gilbert P. High, Jr., Esq., Twp. Solicitor
Ernie B. McNeely, Twp. Manager
Jody Kelley, Twp. Secretary
Joseph Mastronardo, P.E., Twp. Engineer
Charlie Doyle, Twp. Asst. Dir. of Planning
Colleen Hall, Twp. Senior Planner
Jillian Puleo-Dierks, Twp. Senior Planner
Greg Prichard, Twp. Historic Preservation Planner
Holly Colello, Twp. Planning Technician

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