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SUBJECT: MCPC #24-0166-003 
1010 & 1020 Rock Creek Road SOPI Submission 

We have received and reviewed a “SOPI” submission for the above-referenced subdivision and land 
development application as you requested on February 18, 2025. The comments in this memo are based on 
the most recent submission. We have attached our most recent full review letter (for submission MCPC #24-
0166-002) for reference; however, some comments in our previous review letter(s) may have been addressed. 

UPDATED BACKGROUND 

We have reviewed the most recent “SOPI” submission for changes and did not identify any significant changes 
with regards to the type of development and location of improvements proposed. However, additional 
information was received with this submission, including a landscape plan and a code relief request form. 

ADDITIONAL REVIEW COMMENTS 

We have reviewed the most recent “SOPI” submission and feel that several comments from our October 2, 
2024 review letter (please see Attachment B) may still be worthy of discussion, especially related to the on-lot 
sewage disposal systems. In addition, we wish to offer updated subdivision and land development ordinance 
comments based on the most recent plan submission: 

• Sidewalk & Verge: We noted that this submission includes a waiver request from §135-4.9.C.(1) of the
township’s subdivision and land development ordinance to not provide the required verge and sidewalk.
Although there are no sidewalks currently on properties immediately adjacent to the development site,
recent planning efforts have identified the need for additional pedestrian amenities in the township and
land development is the most efficient time to install these improvements. However, §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.

• Street Trees: Section 135-5.1.C.(2)(a) provides standards for placement of street trees in the event that
they cannot be located within the right-of-way. This section requires that street trees “be planted a
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minimum distance of six feet from the inside edge of the right-of-way, public or private street, drive aisles, 
common driveways or walkways, and a distance no greater than 10 feet from the edge of the curb or 
cartway.” It appears that some of the proposed street trees, and the existing tree proposed to remain and 
be credited towards the street tree requirement on proposed Lot 3, may be located greater than 10 feet 
from the edge of the curb. 

ATTACHMENTS 

Attachment A: Reduced Copy of Applicant’s Proposed Site Plan 
Attachment B: MCPC #24-0166-002 Review Letter Dated October 2, 2024



- Attachment A - Mr. Christopher Leswing 
Director of Building & Planning 

February 25, 2025 



MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 

JAMILA H. WINDER, Chair 

NEIL K. MAKHIJA, Vice Chair 

THOMAS DIBELLO, Commissioner 

MONTGOMERY COUNTY 
PLANNING COMMISSION 

MONTGOMERY COUNTY COURTHOUSE • PO BOX 311
NORRISTOWN, PA 19404-0311

610-278-3722• FAX: 610-278-3941
www.montgomerycountypa.gov

Scott France, AICP 
EXECUTIVE DIRECTOR 

October 2, 2024 

Mr. Christopher Leswing, Director of Building & Planning 
Building & Planning Department  
Township of Lower Merion  
75 East Lancaster Avenue 
Ardmore, PA 19003 

Re:  MCPC #24-0166-002 
Plan Name: 1010 & 1020 Rock Creek Road  
(2 lots/1 du on approximately 5.5 acres) 
Situate: Rock Creek Road (W); north of Muirfield Road 
Lower Merion Township 

Dear Mr. Leswing: 

We have reviewed the above-referenced subdivision and land development plan in accordance with Section 
502 of Act 247, “The Pennsylvania Municipalities Planning Code,” as you requested on September 17, 2024. 
We forward this letter as a report of our review.  

BACKGROUND 

The applicant, Brian Tierney, Sr., proposes to re-subdivide the property into two lots and construct a new 
single-family detached home on 1010 Rock Creek Road (“Lot 3”) while the existing home is proposed to 
remain on 1020 Rock Creek Road (“Lot 4”). The existing vehicular driveway will be reconfigured to serve Lot 3 
and a new driveway will be constructed to serve Lot 4. An existing stormwater management facility will be 
reconfigured to partially serve both lots and additional underground stormwater management facilities will 
be constructed on each lot. The existing on-lot sewage disposal system will be removed and new on-lot 
sewage disposal systems will be constructed for each lot. The property is located in the township’s LDR1 Low 
Density Residential zoning district and the Open Space Overlay District. We previously reviewed a tentative 
sketch plan of this proposal in a review letter dated August 20, 2024. 

COMPREHENSIVE PLAN COMPLIANCE 

The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies this property as 
Low & Medium Density Residential. In addition, this area of the township is identified as a Suburban 
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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 where single-family detaches homes are a 
primary use and individual lots often have extensive landscaping. 

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. Sidewalks and Verges. According to the Official Highway Map (Map C2) in the Circulation Element of the
township’s comprehensive plan, Rock Creek Road is a minor road. Section 135-4.9.C.(1) of the township’s
subdivision and land development ordinance requires a minimum of a 3-foot-wide verge and a 5-foot-
wide sidewalk along local (minor) streets. No sidewalks are currently shown on the proposed site plan.

B. Landscape Plan. In general, future submissions should include a landscape plan demonstrating
compliance with all applicable landscaping requirements in the township’s subdivision and land
development ordinance. According to the calculations provided on Sheet 3 of 15, replacement trees are
not required; however, it appears that other landscaping requirements may still be relevant.

For example, §135-5.1.C.(7) states that “trees shall be planted at a rate of at least one tree per 30 feet of 
public or private street frontage, common driveway, or walkway, or portion thereof.” Based on the 
proposed street frontages, 5 street trees would be required for proposed Lot 3 and 5 street trees would 
be required for Lot 4. It appears that existing trees that are proposed to remain may be eligible to be 
credited for some of the street tree requirement; however, a landscaping plan and compliance chart 
would be helpful in making this determination.  

ON-LOT SEWAGE DISPOSAL SYSTEM 

We wish to reiterate the following comments from our previous review letter: 

• It appears that an existing on-lot sewage disposal system on proposed Lot 3 is proposed to be
removed. It is our understanding that any sewer system decommissioning should be coordinated
with the Montgomery County Health Department.

• Two potential areas for new on-lot sewage disposal systems on both Lots 3 and 4 are shown. Any
new on-lot sanitary systems should also be closely coordinated with the Montgomery County Health
Department.
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• In general, we encourage the applicant to explore if any alternative placement or designs of the on-
lot sanitary systems might be feasible in order to preserve additional mature trees on the site.

CONCLUSION 

We wish to reiterate that MCPC generally supports the proposed subdivision and land development; 
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 (#24-0166-002) on any plans submitted for final recording.  

Sincerely, 

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

c: George Broseman, 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
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