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

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

SUBJECT: MCPC #25-0150-002 - Waverly Heights

We have received and reviewed a “SOPI” submission for the above-referenced subdivision and land
development application as you requested on September 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 #25-
0150-001) 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 regarding the proposed grading, retaining wall placement, vehicular circulation, and pedestrian
walkways was provided with this submission.

ADDITIONAL REVIEW COMMENTS

We have reviewed the most recent “SOPI” submission and feel that several comments from our August 8,
2025 review letter (please see Attachment B) may still be worthy of discussion and should be addressed as
part of future submissions regarding this application.

ATTACHMENTS
Attachment A: Reduced Copy of Applicant’s Proposed Site Plan
Attachment B: MCPC #25-0150-001 Review Letter Dated August 8, 2025
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SCOTT FRANCE, AICP
EXECUTIVE DIRECTOR

August 8, 2025

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

Township of Lower Merion

75 East Lancaster Avenue

Ardmore, Pennsylvania 19003

Re: MCPC #25-0150-001

Plan Name: Waverly Heights

(36 dus on approximately 61.8 acres)

Situate: Waverly Road (north)/east of Youngs Ford Road
Lower Merion Township

Dear Mr. Leswing:

We have reviewed the above-referenced tentative sketch plan as you requested on July 22, 2025. We forward this
letter as a report of our review.

BACKGROUND

The applicant, Waverly Heights LTD, proposes to demolish 7 existing villa units within the Waverly Heights
retirement community and construct 2, four-story apartment buildings with a total of 24 units in their place.
Additionally, an addition to the Blair Apartment Building containing 12 additional units is also proposed. Parking is
proposed to be located primarily within the new buildings; however, seven surface parking spaces are also shown
along the driveway to the Blair building addition. Additional improvements shown at this time include an expanded
amenity space between the Andrews Apartment Building and Carlton Commons. The property is located in the
township’s IH-1 Institutional Housing 1 zoning district.

COMPREHENSIVE PLAN COMPLIANCE

The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies this property as
Institutional. The township comprehensive plan recognized that the need for expansion of existing elderly housing
facilities was likely to be high in the next 25 years.

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. Primary uses in Suburban Residential
Areas include less dense multifamily and single-family attached uses. Residential development in Suburban
Residential Areas should match the character and type of housing found in the immediate neighborhood and
recreation facilities and central open space should be provided.
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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

ZONING ORDINANCE COMMENTS

Future land development submissions associated with this property may need to provide additional information in
order to determine compliance with standards contained in §155-4.4 related to institutional districts, including:

e §155-4.4.E.(3) refers to the fence and wall standards in §155-3.7 of the zoning ordinance. Additional
information may be needed regarding the height and material of the proposed retaining walls, if applicable.

e §155-4.4.F.(3)(c)[2] permits assisted-living units and memory care/nursing units in addition to the maximum
gross density for dwelling units, provided the number of such units shall not comprise more than 45% and not
less than 25% of the residential living units in a continuing-care facility

e §155-4.4.G.(1) refers to the access and parking standards in Article VIl of the zoning ordinance. Additional
information may be needed regarding electric vehicle parking spaces, the minimum vertical clearance of the
parking garages, loading areas, and bike parking, if applicable.

e §155-4.4.G.(6) states that “safe and convenient pedestrian and bicycle connectivity and access shall be
provided, including a sidewalk or path along all frontages, unless alternative interior routes are approved.” It
appears that there is not a pedestrian connection between Proposed Building 1 and the rest of the proposed
pedestrian pathways.

e §155-4.4.H.(1) refers to the architectural standards in §155-3.9 of the zoning ordinance. Additional information
may be needed regarding proposed building materials.

e §155-4.4.H.(2) states that “buildings shall be designed for construction and long-term operational efficiency
that: conserves use of natural and energy resources; minimizes impact on township infrastructure services; and
minimizes the amount of stormwater runoff.”

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. Maximum Grade of Driveways. Section 135-4.9.P.(8) establishes a maximum permitted grade for driveways.
The proposed driveway to the Blair Apartment Building addition has a proposed slope in excess of 9% for much
of its length. We defer to the township engineer regarding the feasibility of this driveway slope and compliance
with §135-4.9.P.(8) depending on how the proposed use is classified.

B. Sight Distance. Section 135-4.9.P.(9) requires that sight distance be determined where new driveways intersect
with existing roads.
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C. Driveways Longer than 200 feet. Section 135-4.9.P.(10) contains additional standards for driveways which
exceed 200 feet in length.

D. Landscape Plan. In general, future submissions should include a landscape plan demonstrating compliance with
the landscaping requirements in the township’s subdivision and land development ordinance, including the
shade tree and large canopy tree requirements (§135-5.1), the buffer planting requirements (§135-5.2), parking
lot greening standards (§135-5.3), and stormwater basin planting standards (§135-5.6), as applicable.

SITE GRADING

Areas of steep grading are shown on the proposed grading and drainage plan. A slope in excess of 31% is proposed
to the north of the Blair Apartment Building addition. This grading appears as if it may cause stormwater runoff to
be directed towards the existing villa units to the north, therefore additional drainage improvements may need to
be considered in this area.

CONCLUSION

We wish to reiterate that MCPC generally supports the proposed development; however, we believe that our
suggested revisions will better achieve Lower Merion Township’s planning objectives for elderly housing
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 assighed MCPC number (#25-0150-001) on
any plans submitted for final recording.

Yoty 15 Do

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

c: Waverly Heights LTD, Applicant
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

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