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November 20, 2024 

 

Mr. Christopher Leswing, Director of Building & Planning  
Building & Planning Department  
Township of Lower Merion  
75 East Lancaster Avenue 
Ardmore, PA 19003 
 
Re:  MCPC #24-0242-001 
Plan Name: 1425 & 1445 Mt Pleasant Road 
(2 lots comprising 5.78 acres) 
Situate: Mount Pleasant Road (E); south of Prospect Hill Road 
Lower Merion Township 
 
 
Dear Mr. Leswing: 

We have reviewed the above-referenced subdivision plan in accordance with Section 502 of Act 247, 
"The Pennsylvania Municipalities Planning Code," as you requested on November 11, 2024. We forward 
this letter as a report of our review and recommendations.  

BACKGROUND  

The applicant proposes to transfer 10,382 square feet of land from 1425 Mount Pleasant Road (Lot #2) 
to 1445 Mount Pleasant Road (Lot #1). In addition, an existing pool house located on the property line 
between the two properties is shown to be removed. The property is located in the township’s LDR1 
Low Density Residential zoning district. 

COMPREHENSIVE PLAN COMPLIANCE 

The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies these 
properties as Low & Medium Density Residential. 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. Suburban Residential Areas are residential areas which depend on 
automobiles for transportation and often have extensive landscaping on individual properties. 

http://www.montgomerycountypa.gov/
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 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 

Section 135-4.9.F.(1) of the township’s subdivision and land development ordinance states that 
“sidewalks shall be provided along all existing and proposed public and private streets.” Although there 
are no sidewalks currently on properties immediately adjacent to the site, §135-4.9.F.(3) of the 
township’s subdivision and land development ordinance provides standards for when deferral of 
sidewalk installation, or the construction of alternative off-road pedestrian pathways, may be 
appropriate. 

EXISTING SITE IMPROVEMENTS 

It appears that part of the intent of the proposed lot line change is to have all site improvements 
associated with each property located fully on that property. For example, a pool house that appears to 
be associated with the pool on Lot #2 but is partially located on Lot #1 is shown to be removed. 
However, a pedestrian walkway to the pool house and a driveway between the two lots is shown to now 
be located partially on Lot #1 and partially on Lot #2. If these existing improvements that are partially 
located on both properties are proposed to remain, an access easement may be needed. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the proposed lot line change; 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.  
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Please print the assigned MCPC number (#24-0242-001) on any plans submitted for final recording.  

Sincerely, 

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

 
c: Neal Camens, P.E., 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 
  Greg Prichard, Twp. Historic Preservation Planner 
  Holly Colello, Twp. Planner 

Sarah Carley, Twp. Planner 
Hope Viviani, Twp. Planning Technician 

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