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TO:  Mr. Christopher Leswing, Director of Building & Planning  
 Building & Planning Department 
 Township of Lower Merion 
 75 East Lancaster Avenue 
 Ardmore, PA 19003 
 
FROM:  Marley Bice, AICP, Community Planning Assistant Manager 
 marley.bice@montgomerycountypa.gov | 610-278-3740 

SUBJECT:  MCPC #24-0054-002 
 223 Highland Avenue SOPI Submission 
 
 
We have received and reviewed a “SOPI” submission for the above-referenced subdivision and land 
development application as you requested on April 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 #24-0054-001) 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 

We have reviewed the most recent “SOPI” submission and have not identified any new review comments. We 
commend the applicant for expanding their landscape plan to include additional parking lot landscaping and 
greater species diversity, which appears to address the comments in our previous review letter. 

ATTACHMENTS 

Attachment A: Reduced Copy of Applicant’s Proposed Site Plan 
Attachment B: MCPC #24-0054-001 Review Letter Dated March 29, 2024

http://www.montgomerycountypa.gov/
mailto:marley.bice@montgomerycountypa.gov
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March 29, 2024 

 

Mr. Christopher Leswing, Director of Building & Planning  
Building & Planning Department   
Township of Lower Merion  
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re:  MCPC #24-0054-001 
Plan Name: 223 N. Highland Avenue - Kohelet Yeshiva High School 
(2,976 sq. ft. institutional on approximately 6.94 acres) 
Situate: Old Lancaster Road (W); north of N. Highland Avenue 
Lower Merion Township 
 
 
Dear Mr. Leswing: 

We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 247, 
"The Pennsylvania Municipalities Planning Code," as you requested on March 13, 2024. We forward this 
letter as a report of our review and recommendations.  

BACKGROUND  

The applicant, Kohelet Yeshiva School, proposes to construct a 2,976 square foot addition to the existing 
school building to be used for classrooms, learning labs, and student collaboration areas. The parking lot is 
proposed to be reconfigured to accommodate a total of 87 parking spaces. No changes to the existing 
vehicular access to the site from Old Lancaster Road and North Highland Avenue are proposed. Additional 
improvements shown at this time include landscaping and reconfigured internal pedestrian pathways. The 
property is located in the township’s IE1 Institutional Education zoning district. 

COMPREHENSIVE PLAN COMPLIANCE 

The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies this property as 
Institutional. In addition, this area of the township is identified as a Suburban Residential Area in the Future 
Land Use Plan of the Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision. Institutional 

http://www.montgomerycountypa.gov/
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uses are considered a primary use in Suburban Residential Areas, where non-residential buildings should 
have a residential character and must be designed to limit potential impacts of traffic, noise, and light. 

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 applicant and Lower Merion 
Township may wish to consider prior to final plan approval. Our review comments are as follows: 

REVIEW COMMENTS  

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS 

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

A. Parking Lot Greening and Landscaping Standards. Section 135-5.3.B. outlines situations where the 
interior landscape parking lot and buffer requirements in §13-5.3 of the township’s subdivision and land 
development ordinance shall apply, including construction of new or expansion of existing vehicular use 
areas, as proposed in this application. Therefore, we feel that additional information is needed to 
determine compliance with the parking lot greening standards. For example, it appears that additional 
landscaping should be provided in the parking lot islands in the southern half of the parking lot closer to 
North Highland Avenue, as well as around the northernmost parking area near Melrose Avenue. 

B. Species Diversity. According to the proposed planting schedule on Sheet 17, a total of 210 groundcover 
plantings of a single species are proposed. Section 135-5.8.A.(6) requires a minimum of 12 species when 
100 or more plantings of any plant type is required. 

C. Additional Plantings. Section 135-5.4.A.(3) requires that five deciduous or evergreen shrubs be planted 
for every 20 feet of proposed building façade facing a public street or parking lot, or portion thereof. It 
does not appear that any landscaping is proposed between the façade of the proposed building addition 
and the parking lot. 

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 institutional 
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. 



- 3 - 

 

Mr. Christopher Leswing 
Director of Building & Planning  

 

March 29, 2024 

 

 
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 (#24-0054-001) on any plans submitted for final recording.  

Sincerely, 

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

 
c: Jamie Jun, Esq., Applicant’s Representative 
  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. Planner 
  Sarah Carley, Twp. Planner 

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

mailto:marley.bice@montgomerycountypa.gov
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