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UPPER MERION TOWNSHIP PLANNING COMMISSION 
April 28, 2010 

 
The Upper Merion Township Planning Commission met for their regularly scheduled 
meeting on April 28, 2010 at 7:00 p.m. in the Township Building, 175 W. Valley Forge 
Rd., King of Prussia, PA. 
 
 
PRESENT: Robert Krutsick, Chairman; Ken Forman, Vice-Chairman; Secretary  
  Mark McKee; Steve Elgart; and Robert Loeper, Township Planner; and  
  Maudy Hedlund, Recording Secretary.  
  Absent: Messrs. Shelton and Jenaway. 
   
Mr. Krutsick called the meeting to order at 7:00 p.m.  A pledge of allegiance followed.  
 
 
Meeting Minutes:   April 14, 2010 
 
The minutes of the Workshop Meeting of April 14 are not ready at this time.   

 
Second Review: 
 
YSC Real Estate, LP 
DP 2010-04 
224 County Line Road 
Demolition/renovation & expansion of existing indoor sports facility. 
Existing: 26,853 sq. ft. New Construction: 59,846 sq. ft. Total: 81,861 sq. ft. 
AG – Agricultural District, 7.47 acres. 
Plan expiration: June 8, 2010.  
 
Present: Rich Graham, Principal, YSC, 441 E. Hector St., Conshohocken, PA.  
 Mike Rufo, YSC. 
  Greg Okupniarek, YSC.  
  Robert J. Kerns, Esq., Kerns, Pearlstine, Onorato & Fath, Lansdale, PA. 
  Joseph K. Rejent, Esq., Kerns, Pearlstine, Onorato & Fath, LLP. 
  Michael J. Bowker, PE, Momenee and Associates, Exton, PA. 
  Joseph E. Orsatti, Jr., RLA, Orsatti & Associates, Inc., King of Prussia. 
 
Mr. Loeper began the meeting by stating that the applicant had made a good effort to 
work with the neighbors to address issues and concerns.   
 
Group discussion began. The following highlights represent what members of the 
Planning Commission inquired about.  
 
Lighting: 
• Mr. McKee reiterated his concern for the motoring public experiencing glare on 
 northbound 202 and Devon Park Drive.  Mr. Kerns responded that Musko 
 Lighting reviewed the existing lights three times. 
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• The applicant acknowledged the Township Engineer’s comment that one of the 
 light poles at the driveway entrance was too close to the curb. The light pole 
 would be moved.  
  
Clarification on the renovation: 
• The front of the existing building will be demolished, rebuilt and enlarged from    
 6,000 to 8,000 sq. ft. 
 
Building height determination: 
• The building’s height has not been finalized.  The applicant stated that it will be 
 in compliance. 
• For the record, Mr. McKee, stated the plan’s proposed front yard setback of forty 
 (40) feet and existing setback of thirty (35) feet are shown on the record / 
 construction improvement plan.  
 
The Chester County Trail: 
• The proposed trail cuts across the applicant’s property and impacts five parking 
 spaces.  The applicant provided the Chester County Planning Commission with 
 another plan for their review.  
• The trail’s extension will be superimposed on the applicant’s plan. 
 
Off-site tree planting: 
• About forty (40) street trees will be planted off-site.  No shrubs can be 
 planted along County Line Road.  
 
Emergency medical plan: 
• The applicant received counseling on defibrillators but will revisit their use.  
 
Circulation: 
• Mr. McKee requested the applicant to place the traffic circulation pattern on the 
 plan.   
• Planter islands will be installed around the parking islands. 
 
Waivers: 
• No sidewalks will be installed along Devon Park Drive and County Line Road. 
• A reduction in the length of the parking stalls will allow the applicant to green-up 
 the site a bit more. 
• A waiver from planting street trees along Devon Park and County Line Road. 
• A partial waiver for plantings around the building‘s foundation. 
• Waiver to move trees from this site to an adjacent location.  In response to 
 this, Mr. Elgart asked, in lieu of putting the tree in the landscaping plan, to  
 put it elsewhere nearby or in the township.  The applicant addressed this option 
 with area residents. 
 
Indoor fields: 
• The fields will be used for field hockey and lacrosse.   
 
Off-site parking: 
• The applicant has an oral agreement to use designated parking spots on an 
 adjacent property for parking buses during tournaments and on weekends.  
 Signage will direct motorists to the site.  It was noted that there is no shortage 
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 of available parking spaces should the need develop.  
 
Mr. Krutsick asked members for a motion.   
 
Mr. McKee made a motion to approve the recommended development plan, subject to 
the applicant’s: 
 
• representations, in terms of meeting the Code requirements;  
• providing detailed setbacks in the final building design; 
• offer, in lieu of the landscaping requirements, to plant the trees offsite where 
 directed by the township or directed by the neighbors; 
 
Mr. McKee recommended accepting all the requested waivers, including the waiver of 
the parking lot depth reduction and sidewalks, so that the applicant can facilitate the 
extension of the Chester Valley Trail and obtain more green space for the plan.   
 
Mr. Elgart seconded.  A 4-0 vote, in favor, carried.  
  
Mr. Loeper provided an overview of the upcoming joint meeting with the Board of 
Supervisors.  Members expressed their suggestions for discussion. 
 
Adjournment:  There being no additional business, the meeting adjourned at 8:15 p.m. 
 
     Respectfully Submitted, 
 
 
 
 
     ________________________ 
     MARK MCKEE, SECRETARY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
mh 
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UPPER MERION TOWNSHIP PLANNING COMMISSION 
   

     APRIL 28, 2010 
 
TO:  UPPER MERION TOWNSHIP BOARD OF SUPERVISORS 
FM:  UPPER MERION TOWNSHIP PLANNING COMMISSION 
REF:  YSC Real Estate, LP 
  DP 2010-04 
  224 County Line Road 
  Demolition/renovation & expansion of existing indoor sports facility. 
  Existing: 26,853 sq. ft. New Construction: 59,846 sq. ft.  
  Total: 81,861 sq. ft. 
  AG – Agricultural District, 7.47 acres. 
  Plan expiration: June 8, 2010.  
 
PRESENT: Chairman Krutsick, Vice-Chairman Forman; Secretary McKee;  
  Elgart; Township Planner Loeper; and Recording Secretary   
  Hedlund.  Absent: Messrs. Shelton and Jenaway. 
 

The members of the Commission reviewed the above referenced plan. 
 
Mr. McKee made a motion to approve the recommended development plan, 
subject to the applicant’s: 
 
• representations, in terms of meeting the Code requirements;  
• providing detailed setbacks in the final building design; 
• offer, in lieu of the landscaping requirements, to plant the trees offsite 
 where directed by the township or directed by the neighbors; 
 
Mr. McKee recommended accepting all the requested waivers, including the 
waiver of the parking lot depth reduction and sidewalks, so that the applicant can 
facilitate the extension of the Chester Valley Trail and obtain more green space 
for the plan.   
 
Mr. Elgart seconded.  A 4-0 vote, in favor, carried.  
 
I do believe the opinions expressed herein, do properly define the position of 
the Commission. 
      Sincerely yours, 
 
 
 
 
      ________________________ 
      MARK MCKEE, SECRETARY 
mh 


