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I. Executive Summary
The Bryn Mawr Transit Revitalization Investment District (TRID) Plan presents data and analysis to
support transit-oriented development (TOD) centered on the Bryn Mawr Station and Bryn Mawr
Town Center. TOD supports compact, walkable neighborhoods and commercial areas around transit
stations. TOD encourages increased transit ridership by creating destinations within a short walk of
stations. It also offers residents a convenient commute to jobs, shopping, educational institutions
and entertainment in the region.
The original design and development of Bryn Mawr was an early form of TOD, as were other Main
Line communities that developed along the Main Line of the Pennsylvania Railroad. By re-enforcing
the TOD concept in Bryn Mawr, we are reconnecting the community with its origins. By promoting
transit-oriented development, there is potential to increase the number of rail riders and to realize a
better return on public investment in infrastructure and services.
TOD is not just good fiscal policy. It also helps relieve road congestion by making it easier for people
to leave their cars at home. The goal is to surround stations with vibrant neighborhoods and
communities where people can live, work and shop or eat out, all within a safe and pleasant walk to
trains, buses and other transportation modes. By incorporating a strategy that acknowledges the
needs and role of automobile parking in the district, the Bryn Mawr TRID plan works to reduce the
number of automobiles on heavily-congested roadways as well as the environmental impacts of
those vehicles. Downtown Bryn Mawr’s struggle with traffic and parking may be somewhat
mitigated by increased transit ridership, allowing downtown businesses to be more competitive.
Placing a variety of land uses around transit stations can improve quality of life and access to jobs,
stimulate community reinvestment and boost property values.

Transit Revitalization Investment District (TRID)
The Transit Revitalization Investment District Act (“TRID”) was enacted in 2004 by the Pennsylvania
legislature and encourages municipal officials, transit agencies, and the development community to
plan for and implement transit-oriented development surrounding transit stations. TRID encourages
partnerships between transit agencies and local communities to achieve transit-oriented
development including providing for public and transit facilities improvements while increasing
ridership and spurring community revitalization and economic development. TRID legislation
encourages transit-oriented development (TOD) and transit-proximate development by providing
public policy and incentives to support such development. A financial mechanism is allowed which
permits the accumulation of the value added resulting from development or redevelopment and
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redevelopment at or near transit stations. The legislation also encourages community involvement in
the revitalization process and planning. Encouraging multiple uses at or near transit facilities is a
means to leverage existing infrastructure and town forms, increasing the value of properties (and
thus the tax base) and relieving congestion. A mix of multifamily and single family residences with
nearby shopping and services with convenient access to transit make more efficient use of existing
urban infrastructure, is convenient to residents, consumes less land, and ultimately preserves open
space. Reduced automobile dependency leads to lower household costs, less congested roadways
and increased ridership for transit. In addition, the state will provide funding through the Department
of Economic and Community Development (DCED) to assist with the plan’s capital improvements.
Lower Merion Township, in cooperation with the appropriate transit agencies (SEPTA and Amtrak)
and other taxing jurisdictions impacting real estate taxes in Bryn Mawr (Montgomery County and the
Lower Merion School District) proposes to create a Transit Revitalization Investment District (TRID)
for the Bryn Mawr town center.

TRID “Value Capture”
TRID allows for a financing mechanism through a methodology termed “value capture” to support
improved facilities and infrastructure, as well as an organizational structure to facilitate the
cooperation of transit and public sector units. As investment and reinvestment occurs within the
designated TRID area, rising land values create additional property taxes for use by local jurisdictions.
“Value capture” occurs when the local jurisdiction diverts the property tax increment derived from
the increase in property values over an established base year to a fund that can be used to pay off
capital bonds or for annual expenditures for public improvements within the TRID area. For the Bryn
Mawr TRID, Lower Merion Township could use the diverted real estate tax funds to augment or offset project costs rather than as a bond financing mechanism. Funds resulting from the value capture

mechanism are not a property tax increase. The amount of real estate tax owed does not change
with the establishment of the TRID district.
Transportation projects and nearby improvements, for example, can increase adjacent land values,
and thus generate a premium for private landowners. In general, public agencies can, with legislative
authorization and an approved plan, capture a portion of that premium with any of the following
methods: 1) local investment districts, including Pennsylvania’s Transit Revitalization Investment
District (TRID) legislation; 2) public-private development of adjacent land; 3) traffic impact fees; 4) tax
increment financing (TIF) districts; or 5) buying privately held land near transportation hubs that is
zoned for low-density use on the open market, then either selling the land to private developers or
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dreating a public/private partnership, capturing the capital gain resulting from both the increase in
designated use density and the presence of the transportation hub.

Relationship to the Bryn Mawr Master Plan
The TRID process in Bryn Mawr has been based upon the principles outlined in the Bryn Mawr
Master Plan completed in July 2006. The Bryn Mawr Master Plan was funded by a grant from the
Delaware Valley Regional Planning Commission (DVRPC), who has also funded this TRID plan study.
TRID legislation provides the opportunity to implement the vision for Bryn Mawr outlined in the
Master Plan. Based on future development proposed in the Bryn Mawr Master Plan, the Bryn Mawr
TRID plan provides for the revitalization of the Bryn Mawr town center adjoining the train station. In
addition, several proposed parking improvements will provide parking for local businesses and
commuters that will positively affect the number of passengers utilizing mass transit and promote
expanded retail and commercial opportunities. The TRID District encourages transit-oriented
development (TOD) in areas adjacent to the train station and supports development in the
surrounding areas.
Downtown Bryn Mawr is well-positioned to use the TRID concept to meet the legislation’s
objectives. The Bryn Mawr Station is served by SEPTA’s R5 Paoli/Thorndale Regional Rail line with
connections to AMTRAK at Philadelphia’s 30th Street Station and to the Philadelphia International
Airport. A key intermodal link on the Main Line and one of the top stations for ridership along its
route, Bryn Mawr Station presents an opportunity to leverage transit infrastructure, increase ridership
by commuters, shoppers, students and visitors, and reduce automobile trips on heavily-used
Lancaster Avenue.
The Bryn Mawr village center is within a short walk to Lancaster Avenue retail, residential homes and
apartments, employment centers such as Aqua America and Bryn Mawr Hospital and educational
institutions such as Bryn Mawr College, the Baldwin School and the Shipley School. Cultural and civic
facilities include the Ludington Library and the Bryn Mawr Film Institute. There has been a
development program created for a potential lodging facility immediately across the street from the
station at the Lot 7 site.
Through the potential redevelopment of municipal parking Lot 7, the lot referred to in the Master
Plan as the “Verizon Lot”, Central Avenue, and other selected parcels, TRID facilitates cooperation
among the Township, SEPTA and Amtrak, Montgomery County and the Lower Merion School
District. The transit linkage to the Bryn Mawr Town Center provides better access to services and
improved facilities for Bryn Mawr citizens utilizing transit and other services.
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The Bryn Mawr TRID District enables the coordination needed among the participants to develop
new transportation infrastructure, improved land use, and new private development. The Bryn Mawr
Village Zoning passed in 2008 will allow infill and redevelopment that is sensitive to the village
character and can reinvigorate the station and surrounding business district. New pedestrianoriented activity can help support existing retail, restaurants, and the Bryn Mawr Film Institute. The
proposed mixed-use town center will be positioned to attract visitors as well as residents who
already live, work, and study within walking distance of the village. The use of TRID value capture
funds for capital improvements will provide a high quality of life for all Township residents who will
benefit from these amenities.
For the purposes of the Bryn Mawr TRID, any funds resulting from the increased real estate tax
value would flow to public improvements such as parking facilities and traffic and street
infrastructure improvements, and would be primarily funded by increased real estate tax revenues
resulting from private improvements such as the Lot 7 redevelopment, Bryn Mawr Hospital’s eligible
additions and improvements, the proposed Central Avenue development plan, and the “Verizon Lot”
property within the designated TRID. The increased values resulting from the improvements will help
off-set some expenses of the proposed public improvements outlined in the Bryn Mawr Master Plan
and TRID plan.

TRID Management
TRID legislation allows for various organizational structures to manage the TRID program. Lower
Merion Township has proposed managing the Bryn Mawr TRID internally to keep administrative
costs down and to be able to dedicate more of the funds to TRID projects.
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Introduction
A recent study, Transit-Oriented Development in the United States: Experiences, Challenges, and

Prospects published by the Transit Cooperative Research Project (TCRP) reports measurable results
and key elements of transit oriented development (TOD). That study defines transit-oriented
development as “compact, mixed-use development near transit facilities and high-quality walking
environments.” The TCRP study determined that typical TOD “leverages transit infrastructure to
promote economic development and smart growth, and to cater to shifting market demands and
lifestyle preferences.” Those conclusions could also sum up the objectives of Pennsylvania’s transit
revitalization investment district (TRID) legislation and the proposed Bryn Mawr TRID. TOD is about
creating sustainable communities where people of all ages and incomes have transportation and
housing choices, increasing location efficiency where people can walk, bike and take transit. In
addition, TOD boosts transit ridership and reduces automobile congestion, providing value for both
the public and private sectors, while creating a sense of community and place. The TRID mechanism
is a vehicle by which local government can support such economic development and growth by
taking advantage of the rail network already in place and serving such communities as Bryn Mawr.
In some TOD projects joint development is often project-specific, taking place on, above, or adjacent
to transit agency property. It involves the common use of property for transit and non-transit
purposes. Proximity to rail transit has been shown to enhance property values and can increase the
opportunity for fostering community and development partnerships. For the Bryn Mawr TRID, there
is limited opportunity for development immediately adjacent to transit along the rail line or at the
station (with the exception of parking facilities and limited development opportunities on two parcels
on the north side of the tracks). However, the Bryn Mawr TRID plan presents TOD opportunities
within a short walking distance of Bryn Mawr Station.

Benefits
The potential benefits of TOD and related development are social, environmental, and fiscal.
Focusing growth around transit stations capitalizes on expensive public investments in transit by
producing local and regional benefits. Primary benefits include the revitalization of neighborhoods and
commercial areas, financial gains for joint development opportunities (such as the development
proposed for the Central Avenue area), increases in the supply of affordable housing, and profits to
those who own land and businesses near transit stops. Secondary benefits include congestion
relief, land conservation, road improvements, and improved safety for pedestrians and cyclists.
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The benefit of the TRID as authorized by the Commonwealth is a financial mechanism that targets
public funds to encourage TOD without raising tax rates. It focuses planning and funding in the
targeted area for a specified period for maximum results.

TOD in Suburban Locations
In its 2004 report Hidden in Plain Sight, Capturing the Demand for Housing Near Transit, the Center
for Transit-Oriented Development listed the Philadelphia metro area as one of the top ten metro
areas for potential demand for TOD housing. Housing near transit is growing all along the East and
West Coasts. Mixed-use, transit-oriented development, or “transit villages”, is springing up in
Connecticut, suburban Boston, New York City (suburban New Jersey) and in the suburbs of
Washington, DC. Looking at suburban communities similar to Bryn Mawr in New Jersey and
suburban Washington provides examples of affluent suburbs that have leveraged TOD to enhance
retail development, provide housing, and increase property values.
In June, 2009 the Mineta Transportation Institute issued a study, Effects of Suburban Transit

Oriented Development on Residential Property Values in the San Francisco area. The study
concluded that TOD either had no impact or had a positive impact on the sales prices of surrounding
single family homes. Contrary to TOD opponent statements, no negative property value impacts
were identified in the study.
New Jersey
New Jersey’s Transit Village Initiative provided access to existing funds and a streamlined
development process for transit villages, areas typically within a ¼ to ½ mile radius around a transit
station. The New Jersey program had a slow start-up period, as no additional funding was provided.
Unlike the Pennsylvania TRID, no self-funding mechanism was developed to encourage action.
However, even with program limitations, New Jersey transit villages have experienced increased
commercial and residential TOD and joint developments. Studies suggest that proximity to transit
has been an important factor in increasing demand for housing and increases in property values.
New Jersey’s TOD experiences show that the places that have been most successful in turning
around neighborhoods bordering train stations have generally been small towns with supportive
public officials.
Washington, DC Suburbs
Arlington County, Virginia has one of the best TOD success stories to tell. Through strategic planning
and a favorable market (similar to Lower Merion Township), Arlington’s Metrorail stations have taken
on specialized functions: three are major business and employment centers, one is a government
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center, and another is a regional shopping center. Two stations, Clarendon and Virginia Square,
function respectively as an “urban village” with shops and restaurants, and as a cultural and
educational district. At Clarendon, a mixed-use project called Market Common at Clarendon
successfully integrates pedestrian-friendly, transit-oriented design with automotive access for
regional customers. The development includes apartments, townhouses, retail spaces and office
space within walking distance of Metro Stations. From 1977 to 2002, ridership increased 54.6% at
Clarendon Station.
In Bethesda, Maryland, another Washington suburb with demographics similar to Bryn Mawr, the
Bethesda Row mixed-use TOD with office space, retail space (including 40,000 square feet of
restaurants), movie theaters and residential development nearby has been a commercial and
community success. Office occupancy rates are strong. Strong rental rates encourage development
and ongoing property maintenance. Retail sales in Bethesda are above area averages. Proximity to
transit increases access to customers and reduces traffic congestion on already crowded streets.

Bryn Mawr TRID
The Bryn Mawr TRID plan is designed to meet several objectives for the community, private property
owners and businesses. The planning process has involved community organizations, property and
business owners, transit officials, elected officials and Lower Merion Township representatives.
This document represents the Bryn Mawr Transportation Revitalization Investment District (TRID)
plan required by Pennsylvania as part of the process to establish a TRID district. Each section of the
plan corresponds to legislative requirements of such plans, including:
•

Rationale and authority for establishing the TRID district

•

Documentation of a public process

•

TRID Boundary delineation according to legislative requirements

•

Existing conditions documentation, including context, infrastructure, and zoning

•

Reinvestment and redevelopment potential, proposed land use

•

Property availability

•

Economic profile and real estate market conditions

•

Air rights development potential

•

Proposed infrastructure improvements
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•

Transportation-related Improvements

•

Financial Plan

•

Plan for future maintenance requirements

•

Implementation plan including provision for a management entity

The estimated development program was based on the program prepared for the Bryn Mawr Master
Plan. The actual development program, timing and ultimate values will be determined as a result of
public and private development decisions. As some of the properties proposed for redevelopment
are privately held, the decision to redevelop, if any, would be made by private owners. This plan does
not recommend nor project any public taking of private property for redevelopment. As a result, the
financial projections are based on a proposed development program.
Following the adoption of the Bryn Mawr TRID Plan by the Lower Merion Township Board of
Commissioners, agreements will be requested from the other taxing jurisdictions including
Montgomery County and the Lower Merion School District and from transit agencies SEPTA and
Amtrak.
The Bryn Mawr TRID Plan was a collaborative process among Lower Merion Township staff, the Ad

Hoc Bryn Mawr Committee, the Township Board of Commissioners, and the Bryn Mawr Civic
Association. Economics Research Associates (ERA), Sasaki, Civic Visions, and Madden Planning
Group provided consulting research, analysis and advice.
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II. Rationale and Authority
Rationale
In recent years, several studies1 have noted that the Bryn Mawr retail district was not reaching its full
potential. Each study proposed recommendations for improvement to the retail corridor, landscaping,
and the need for reinvestment. While the advantages of having Bryn Mawr station located in the
center of the commercial area and easily accessible to commercial interests, educational institutions
and the hospital were identified in each study, only the Bryn Mawr Master Plan addressed the need
for a comprehensive revitalization strategy including the station. Each study also noted a lack of
funding sources to support needed improvements. Although Bryn Mawr enjoys a relatively healthy
market position, it suffers from aging and inadequate infrastructure to support a modern town center
and multi-modal transportation hub. Bryn Mawr’s retail core has undergone change in market
position with the continued growth of competing shopping centers and retail areas and the loss of
familiar operators. Redevelopment opportunities became possible due to Bryn Mawr Hospital’s
expansion and development activities and there is sustained support for Bryn Mawr center from
public officials and the community. Business and property owners have begun to be interested in
developing an organization to support the many businesses in the community. What has been
lacking is a plan, an organizational structure and a dedicated financing mechanism. With the
enactment of the Pennsylvania Transit Revitalization Investment District (TRID) Act, Lower Merion
Township saw the potential to use the TRID structure to accomplish revitalization objectives while
supporting public transit.
Much of Bryn Mawr town center is built-out. However, the expansion of Bryn Mawr Hospital and the
identification of key sites for potential redevelopment, including Municipal Lot 7, Central Avenue, and
the former “Verizon Lot”, present an opportunity to leverage those investments to improve
downtown Bryn Mawr, promote public transit and transit-oriented development. Lower Merion
Township, located in Montgomery County, Pennsylvania, would like to promote revitalization and
reinvestment in the Central Business District of the Bryn Mawr community. The Township has
determined that the establishment of a TRID District can provide the organizational and financing
framework to guide and support revitalization efforts. Using the TRID structure, Lower Merion

1

HyettPalma Economic development study, 1997; Carter Van Dyke streetscape study, 1999; Urban

Land Institute Advisory Panel, 2004; Sasaki Master Plan study, 2006.
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Township is positioned to take advantage of this flexible tool offered by the Commonwealth to
strengthen Bryn Mawr and ensure its success in the years to come.
Following upon the preparation of the Bryn Mawr Master Plan in 2006, the Township has adopted
the Bryn Mawr Village District zoning ordinance to better define and guide reinvestment in Bryn
Mawr. The next step for Bryn Mawr’s revitalization efforts is to develop a TRID plan.
The use of the TRID Act is advised due to the prominent role the Bryn Mawr station can play in the
redevelopment of the Bryn Mawr commercial district, proposed residential development, current
reinvestment in Bryn Mawr Hospital, and the availability of public and private properties adjacent or
proximate to the station. Because the public property known as Lot 7 (currently used for municipal
parking) would require development agreements with Amtrak and parking replacement for SEPTA
commuters, TRID is a logical tool for redevelopment. Through the re-development of previously
mentioned parcels, TRID can spur community revitalization and economic development and create
better access to services and improved facilities for Bryn Mawr residents and workers.

Authority
The Commonwealth of Pennsylvania’s Transit Revitalization Investment District Act of 2004
authorizes public transportation agencies to “work cooperatively with counties, local governments,
transportation authorities, the private sector and the National Railroad Passenger Corporation
(Amtrak) and other providers of public transportation and passenger rail services to create and
designate Transit Revitalization Investment Districts for the following purposes:
1. Promoting local, county and regional economic development and revitalization activities
through private sector investment, reinvestment and joint development activities in
conjunction with public transportation improvements.
2. Encouraging and supporting municipal and multi-municipal comprehensive plan
implementation, including consistency of plans at the local, county and regional levels.
3. Stimulating public-private partnerships created by prospective development opportunities
around, within or adjacent to the transit system, station areas and transit system
components.
4. Establishing appropriate mechanisms to capture the real estate taxation and other values
added by joint development activities for reinvestment in the transit system and local
communities.”
TRID legislation is provided in Appendix A.
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III. TRID Implementation Process
Planning Phase
Step 1 – Municipality (Lower Merion Township) and Transit Agencies (SEPTA and Amtrak) agree to
work cooperatively to create TRID
Step 2 – Municipality undertakes TRID Planning Study to determine location, boundaries and
rationale and value capture and financial analysis
Step 3 – Municipality and Transit Agency conduct community and public meeting(s) on TRID Planning
Study
Step 4 – TRID Planning Study is revised and completed
Step 5 – Municipality and Transit Agency accept Planning Study’s findings and recommendations
Step 6 – Municipality transmits Planning Study to Commonwealth of Pennsylvania for approval.

Program Management Phase
Step 7 – Municipality forms Management Entity to manage TRID implementation (in this case, Lower
Merion Township will serve as the Management Entity).
Step 8 – Municipality and Transit Agency prepare project lists of Public and Transit Infrastructure
Improvements, including costs, phasing and maintenance
Step 9 – Municipality and Transit Agency coordinate with other jurisdictions with real estate tax
interests (Lower Merion School District and Montgomery County) on Value Capture shares, schedule
and TRID Financial Plan
Step 10 – Municipality and Transit Agency hold public meeting on TRID Implementation Program
improvements
Step 11 – Municipality and Transit Agency execute Agreement on roles, responsibilities, financial
commitments, management entity and defined improvements

Implementation Phase
Step 12 – TRID Management Entity solicits Developer interest in select parcels
Step 13 – Development proposal accepted by TRID Management Entity and municipality
Step 14 – Planned public improvements are undertaken with TRID proceeds
Step 15 - TRID Management Entity executes Development Agreement with successful Developer,
including Public Sector Improvements and Private Sector Financial or Project Commitments
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Step 16 – Project construction and completion
Step 17 – TRID Management Entity administers Value Capture revenues and expenditures in
accordance with approved Implementation Program
Step 18 – Amendments to Agreement or TRID Plan, as required
Source: Delaware Valley Regional Planning Commission, 2005
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IV. Public Process in Developing the TRID Plan
Table 1 displays the public participation schedule for the Bryn Mawr TRID Plan. Detailed
presentations and meeting notes can be found in Appendix B.
Table 1: Public Participation

Date

Presentation Name

Presenter

1/18/2007

Project Initiation-Bryn Mawr TRID Plan

ERA/Sasaki

3/15/2007
4/9/2007
4/23/2007

BMV/TRID Zoning Strategy
Bryn Mawr Community Visioning
Bryn Mawr Community Visioning

Sasaki
Civic Visions
Civic Visions

4/26/2007

Bryn Mawr TRID Density & Redevelopment

Sasaki

BMV/TRID Value Capture Analysis
Bryn Mawr Master & TRID Plans
TODs & TRIDs

ERA
ERA/Sasaki
DVRPC

6/14/2007

Zoning Workshop/TRID Boundary

Sasaki

6/20/2007

Bryn Mawr TRID Planning Analysis

ERA/Sasaki

7/19/2007
9/17/2007

Zoning Workshop
Bryn Mawr Master Plan & TRID Study

Sasaki
Sasaki

9/20/2007
9/26/2007

Traffic Study for Bryn Mawr TRID District
Public Presentation – Zoning

Gannett Fleming
Sasaki

10/18/2007

Bryn Mawr Zoning & TRID Traffic

Staff

11/15/2007

Bryn Mawr Zoning & TRID

Staff

12/13/2007

Traffic Study for Bryn Mawr TRID District

Gannett Fleming

1/17/2008

BMV/TRID Zoning Strategy

Staff

3/20/2008

Bryn Mawr TRID Analysis

ERA

5/15/2008

Bryn Mawr TRID Analysis

ERA

6/19/2008

Bryn Mawr TRID Analysis

ERA

9/18/2008

Bryn Mawr TRID Analysis

Staff

11/20/2008

Bryn Mawr TRID Analysis

ERA

Bryn Mawr TRID Plan

ERA

5/17/2007
5/21-22/2007
5/21-22/2007

2/15/2009
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Forum
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Public
Public
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Public
Public
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Public
Ad Hoc Bryn Mawr
Committee
Public
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
Ad Hoc Bryn Mawr
Committee
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2/19/2009

Bryn Mawr TRID Analysis

Staff

Ad Hoc Bryn Mawr
Committee

Source: Lower Merion Township, April 2009
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V. TRID Boundary
The first step in the TRID process was to establish the proposed boundary for the district. In a series
of work sessions, the criteria and the appropriate delineation were discussed, with several
modifications over the course of the work. The criteria remained constant, but the initial boundary
recommendation encompassed several residential areas including the Montgomery Avenue
apartment buildings north of the tracks. The boundary was eventually reduced to focus on the core
commercial and station area in Bryn Mawr. The TRID boundary rationale and description is detailed
in Appendix C.
All of the proposed re-development parcels in the proposed TRID District are within a one-half mile
radius or touch this one-half mile boundary. In addition, all properties are within Lower Merion
Township. As illustrated in Figure 1, the TRID boundary focuses on the areas around the Bryn Mawr
train station that meet the criteria listed below:
Distance: Areas within one-half mile of the Bryn Mawr SEPTA R5 station or parcels that touch this
line, in accordance with the TRID legislation. This distance could have been exceeded with
justification via this study as provided for in the Act.
Jurisdiction: Areas within Lower Merion Township which is the focus of this effort.
Continuity – Delineates a district that is a complete and identifiable area, to enable value capture
funds to be used for capital improvements and transit infrastructure.
Development Potential: Encompasses vacant land and underutilized properties that have potential
for future private redevelopment and significant tax value capture.
•

Lot 7 (currently used as public parking for businesses and visitors, SEPTA commuters and
leased spaces);

•

Central Avenue, including publicly-owned Lot 10 and privately-owned lots (to be privatelydeveloped).

•

Two privately-held lots (1 acre “Barone site” and 1.4 acre “Verizon site” referenced in the
master plan) located on Lancaster Avenue.

Renovation Potential: Encompasses buildings that have significant renovation potential (which also
provides tax value capture), such as the commercial shops along Lancaster Avenue.
Capital Improvement Need: Areas that will benefit from public improvements that can be funded
through the TRID value capture mechanism. Proposed improvements include sidewalks, renovated
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streets, parking structures, utilities, signage, and improved and accessible station facilities.
Lancaster Avenue and Bryn Mawr Avenue are priority areas for improvements, along with other
cross streets in the area and the underpass beneath the rail line.
Institutions: Encompasses institutions that may redevelop all or part of their campuses for private
development or spin-off economic development, such as Bryn Mawr Hospital townhouses.
Institutions that do not meet these criteria and thus do not contribute to the tax base and value
capture are not included (Bryn Mawr College, Baldwin School, Shipley School, and church campuses)
in the proposed TRID district.
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Figure 1: TRID Boundary
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VI. Existing Conditions
The Bryn Mawr TRID District today is characterized by a concentration of small shops along
Lancaster Avenue, a concentration of high-quality educational institutions, highly-regarded Bryn
Mawr Hospital and the center of a successful suburban community on the Main Line. Bryn Mawr
Station is an integral part of the history and atmosphere of Bryn Mawr. Although Bryn Mawr has a
reputation as an affluent suburban community, the attainable housing near the station has helped the
village retain a mix of income levels. The compact development pattern has kept Bryn Mawr a
walkable community, augmented by the availability of rail transit service.
However, there are gaps in the village fabric, especially around the R-5 Bryn Mawr train station. A
surface parking lot, Municipal Lot 7, occupies the most valuable land from both a real estate and
Town Center symbolic point of view at the heart of the village, fronting the train station and creating
a point of arrival into Bryn Mawr proper along Lancaster Avenue. The character and mix of retail
along Lancaster Avenue does not live up to the tremendous economic potential of this location. The
overall character of the street does not inspire pedestrian activity consistent with transit oriented
development (TOD).

Context
The village center is surrounded by transit-friendly, compatible uses that could foster greater
pedestrian activity, transit ridership and a more vibrant retail district. Bryn Mawr College, Harcum
College, the Baldwin School, and the Shipley School are all within a five to ten minute walk of the
train station on the north side of the tracks. The Bryn Mawr Hospital lies adjacent to the village
center on the south side, a part of the community since the Civil War and currently employing
approximately 1,800 people with expansion plans. Compact neighborhoods surround the village
center in the areas south of the railroad tracks, and high density housing lines Montgomery Avenue
on the north side.
Figure 2 provides a regional context for the area.
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Figure 2: Regional Context

Bryn Mawr TRID Plan

Project No.16959

Page 21

Pedestrian Environment
Although historical development
patterns have kept Bryn Mawr
scaled for pedestrians, the
condition of the streets and
sidewalks, some of the current
land uses, and a number of barriers
hamper access and walkability.
The area on the north side of the
station is dominated by automobile
activity, including station drop-off
/pick-up and surface parking. The

Figure 3: Railroad Corridor Crossing

Morris Avenue underpass near the
station is difficult for pedestrians to access because of unsafe street crossings and limited sidewalks
at the north and south approaches. A narrow, dimly lit pedestrian underpass also exists at the
station.
The only other rail crossings in the TRID District are the recently upgraded bridge at Merion Avenue
and the underpass at Roberts Road. South of the station, the vehicle circulation is confusing and
lacks accommodation for pedestrians. Lancaster Avenue features relatively fast moving traffic and
narrow sidewalks given its role as a major arterial carrying through-traffic within the larger
transportation system. This conflicts with its dual function as a major local shopping street in Bryn
Mawr.
The pattern of development in the last several decades has been suburban in character as seen in
the area east of the station and on parts of Lancaster Avenue. In these areas, the conditions are not
conducive to walking due to the extensive curb cuts, surface parking, and inactive building facades.
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Parking
Within the TRID District, 762 parking spaces exist in public parking lots, with 192 operated by SEPTA
and the remaining operated by the Township of Lower Merion. Table 2 lists the location and number
of publicly-available parking in the area.
Other significant parking within the TRID District is operated by Bryn Mawr Hospital in two garages
and is estimated to be 1,906 additional spaces.
On-street parking is estimated to be 567 spaces. A number of small private surface lots are
scattered along Lancaster Avenue, Bryn Mawr Avenue, and Merion Road. Figure 4 illustrates the
existing parking within the TRID District.
Table 2: Existing Parking, TRID

Lot
Municipal Lot 7

No. of Spaces
188

Municipal Lot 8

18

Municipal Lot 9

25

Municipal Lot 10

118

Municipal Lot 11

49

Municipal Lot 14

65

Municipal Lot 19

25

Municipal Lot 22

32

Ludington Library

50

SEPTA-2

46

SEPTA-3

146

Bryn Mawr Avenue Garage

750

Old Lancaster Avenue Garage
TOTAL

1,156
2,668

Source: Township of Lower Merion, 2009
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Figure 4: Existing Parking

Bryn Mawr TRID Plan

Project No.16959

Page 24

Community Facilities and Historic Resources
The Lower Merion Township Historic
Ordinance defines different classes of
Historic Resources (Ordinance 3560,
Chapter 88). Class I properties generally
include sites and buildings eligible for
listing, listed on the National Register or
otherwise designated historic by the
Secretary of the Interior. Class II
properties generally include those
historic resources listed in the Lower
Merion Township Resource Inventory
not otherwise listed as Class I.
The TRID District encompasses a number of Class II historic structures. Many of these also serve as
community facilities in the heart of
Bryn Mawr village. There are a few
Class I structures in the proposed
TRID district as well, notably in the
commercial core.
Municipal Lot 7 marks the crest of the
hill on Lancaster Avenue and has been
the historic center of the village for
many years. Around this square, civic
uses include the Ludington Library,
which is a Class I historic property and
the central library for the Township; the post office; and the train station, as well as the prominent
Bryn Mawr Trust building. Behind the library, the War Memorial building is a Class I historic resource
that is home to the senior center. The War Memorial is part of the Bryn Mawr Community Center,
which also features a park area with tennis courts, perennial gardens, gazebo, and an expanse of
lawn. The Bryn Mawr Film Institute (BMFI) is a Class 2 resource individually listed on the National
Register of Historic Places.
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Figure 5: Community Facilities and Historic
Resources

Along Lancaster Avenue, other Class II properties include the Bryn Mawr Fire Station, along with two
other commercial/residential properties. The Gerhard Building, the original structure of the Bryn
Mawr Hospital, is a distinctive feature near the Five Points intersection at Bryn Mawr Avenue and
County Line Road but is not a listed structure. The Class I properties in the area are north of the
TRID District at Bryn Mawr College, Baldwin School, and Bryn Mawr Presbyterian Church. Figure 5
outlines the community facilities and historic resources within the TRID District.
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Infrastructure
Since the Bryn Mawr Village is located on a plateau that straddles two watershed areas. The
Philadelphia Water Department reports that everything north of Lancaster Avenue flows into
tributaries of the Schuylkill River. The Schuylkill River Watershed drains approximately 2,000 square
miles. Areas to the south of Lancaster Avenue flow into the Darby-Cobbs Creek Watershed, a
smaller drainage area of approximately 80 square miles. Both drainage basins ultimately flow into
the Delaware River. Figure 6 illustrates the existing surface drainage patterns and pervious area
within the TRID District.
Within the 105-acre proposed TRID District, buildings account for approximately 25 to 30 percent of
the surface area, while streets, parking, and sidewalks account for 45 to 50 percent of the surface.
Pervious areas, such as lawns and other green areas are estimated to be approximately 25 percent
of the total surface area.
Sanitary sewers are the primary infrastructure concern for the area. Infiltration and inflow of existing
pipes is a concern in many areas of the Township and improvements have included both
replacement and repair. Over the last two years, sanitary sewer projects have included the
replacement of 7,900 linear feet of the Roberts Road line.
The Township funded storm water system improvements as part of the recent Township-wide
Storm Water Program. In August/September 2007, approximately 7,900 ft. of sanitary sewer line
was replaced on N. Roberts Road through the Township’s Capital Improvement Program. The cost of
the project was $515,401.18. The sanitary sewer replacement began from an existing sanitary
manhole within the eastbound travel lanes of Montgomery Avenue to a sanitary manhole in the
westbound travel lanes of Lancaster Avenue. The project also included cured-in-place pipe lining (2lengths) from a manhole in Lancaster Avenue to an existing manhole in South Roberts Road. N.
Roberts Road was then rotomilled and paved from Lancaster Avenue to Montgomery Avenue.
Water is provided by a private utility, Aqua America, Inc., which is headquartered in Bryn Mawr and is
one of the Township’s most prominent corporations and a major employer in the TRID district. Aqua
America is making improvements to water infrastructure throughout the service area.
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Figure 6: Existing Surface Drainage and Pervious Areas
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Existing Land Use
As shown in Figure 7, the
TRID District encompasses
primarily commercial land
uses and the institutional
hospital area within the Bryn
Mawr village, along with a
small number of civic uses
serving the village. A few
residential properties are
included based on the
potential for redevelopment
and/or reinvestment.
Residential districts surround
the TRID District on all sides
making for a compact mixeduse center. The extensive
school and college campuses
noted below lie north of the
TRID District beyond
Montgomery Avenue. A total
of 24,000 students are
enrolled at colleges and
universities along the Main
Line in this general vicinity,
including Bryn Mawr College,
Harcum College, American
College, Rosemont College and Haverford College. Villanova University students, faculty and staff
also frequent downtown Bryn Mawr. The Baldwin and Shipley Schools are also nearby.
Most of the retail, restaurant and other commercial uses in the TRID District have frontage directly
on Lancaster Avenue, Merion Avenue, or near the station area. On the east side of the district, the
Town Place complex includes a mix of larger footprint retail, restaurant, and office uses. Other
significant office employers are located in the office building just north of the station and at Aqua
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America on Lancaster Avenue. Small professional offices and other businesses are located
throughout the district in upper stories and on side streets such as Bryn Mawr Avenue, Elliott
Avenue, and Old Lancaster Road.
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The Bryn Mawr Hospital has historically been concentrated on the 15-acre “trapezoid” defined by
County Line Road, Old Lancaster Road, Bryn Mawr Avenue, and Mondella Avenue. The hospital has
existed in the community since the Civil War and today has approximately 1,800 employees and a
total of 283 beds. Currently, the hospital is in the process of expanding its facilities to the east

Bryn
Mawr
Station

Figure 7: Existing Land Use
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across Bryn Mawr Avenue and to the north across Old Lancaster Road. Current development plans
call for three medical office buildings, two parking garages, and new residential townhouses along
Pennsylvania Avenue. The first parking garage opened to the public in January 2009.
Government uses within the TRID District include the post office on Bryn Mawr Avenue near Lot 7,
the central library of the Township in the Ludington building, the senior center in the War Memorial
Building and Bryn Mawr Community Center, and the fire station at the corner of Lancaster Avenue
and Merion Avenue. The non-profit Bryn Mawr Film Institute occupies a key location near the center
of the village.
A significant amount of land in the TRID District is devoted to surface parking. The three largest
public parking lots are Municipal Lot 7 in the center of the village (188 spaces), the SEPTA lot north
of the tracks (146 spaces), and Municipal Lot 10 between the hospital and the shops on Lancaster
Avenue (118 spaces).
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Zoning
As a part of the TRID process, the Township of Lower Merion embarked on a rezoning effort for the
Bryn Mawr village. The previous zoning, illustrated in Figure 8, was not compatible with the historic
character of the village and made it impractical for new development or redevelopment to occur.
The requirements were not conducive to creating and enhancing the compact village center that
exists today or transit-oriented development, but rather took on a suburban zoning character. The
patchwork of zones reflected a layered history of zoning changes over time, but was not practical for
carrying out some of the key recommendations in the 2006 Bryn Mawr Master Plan. Most recently,
a separate zone – the Bryn Mawr Medical District - was created for the hospital area to enable

Figure 8: Previous Zoning (prior to 2008)
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expansion and renovation.
During a 15-month process that began in March 2007, the Township worked closely with the Ad Hoc
Bryn Mawr Committee, which had been appointed by the Township Board of Commissioners to
guide redevelopment efforts and oversee the Master Plan process. In reviewing and discussing
zoning recommendations, the group’s objective was to come to consensus on the best way to tailor
new form-based zoning to the unique character of Bryn Mawr and its future potential. The zoning
analysis considered four key criteria – use, density, form, and parking – and compared different
approaches offered by the existing Township zoning, the Ardmore Mixed Use Special Transit (MUST)
District overlay zoning, the Montgomery County Model Zoning Ordinance, and the Congress for New
Urbanism (CNU) SmartCode. The proposed Bryn Mawr Village zoning was the topic of discussion at
a number of public meetings and other community forums, prior to discussion and adoption by the
Board of Commissioners in June 2008.
The Bryn Mawr Village Zoning District was enacted as a new district within the Township. Within
the Village District, four separate zones respond to special considerations for concentrating greater
density around the train station and sensitivity to surrounding neighborhood uses.
The specific objectives of the ordinance, which are listed below, are consistent with Transit-Oriented
Development and the objectives of the TRID program.
1) Encourage economic development while maintaining the traditional main street environment.
2) Protect existing residential neighborhoods.
3) Establish a walkable community by promoting pedestrian-oriented streets and pedestrian
scale buildings.
4) Encourage lively, human-scaled activities within a mix of residential, commercial, cultural and
other uses separately or in the same building.
5) Encourage a vibrant street life by encouraging active ground floor retail, and discouraging
certain uses on Bryn Mawr and Lancaster Avenues.
6) Promote the reuse of existing structures in a manner that maintains the historic and visual
character and architecture and building scale of the neighborhood.
7) Reduce auto dependency by promoting transit ridership, bicycling, and walking.
8) Accommodate parking in a convenient and unobtrusive manner and encourage shared
parking, where possible.
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9) Promote residential uses in upper stories.
10) Concentrate commercial and retail uses on the ground level of mixed-use buildings.
The new zoning allows for greater flexibility in the mix of uses and their location within the village.
The dimensional requirements capture the form of the current compact village, and additional density
is allowed as a bonus in the key redevelopment areas close to the station, notably Municipal Lot 7. It
also allows for design and greening standards.
The new zoning code is included in Appendix D and illustrated in Figure 9. Figures 9 and 10 visualize
the scale of the new development; Figure 11 shows the new Bryn Mawr Village District zone map.

Figure 9: New development will be in scale
with existing buildings.

Bryn Mawr TRID Plan

Figure 10: Infill development will contribute
to the economic vitality of the district.
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Figure 11: New Bryn Mawr Village Zoning
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Reinvestment and Redevelopment Potential
Bryn Mawr has tremendous potential for reinvestment and redevelopment, taking into consideration
both short and long term horizons. As the basis for the TRID, the Bryn Mawr Master Plan identified
a number of key sites for redevelopment along with priority capital improvement projects to be
accomplished within the 1 to 5-year, 6 to 10-year, and 11 to 20-year time frames.
Reinvestment is a primary goal for the late 19th and early 20th century commercial buildings that line
Lancaster Avenue. These buildings accommodate an array of unique shops, feature distinctive
architectural elements, and together form the character of the compact walkable village. A number
of single-story, more recent commercial buildings along Lancaster Avenue could be redeveloped over
time by private owners to take advantage of the prime real estate in the area, ultimately achieving a
better fit with the surrounding character.
Notable redevelopment areas in the TRID District are surface parking areas and other underutilized
properties. Redevelopment is more likely to occur on properties that are in public and institutional
ownership and are large enough for infill projects, especially if the land is already assembled. Some
privately held properties may also be candidates for private redevelopment. There are two areas
north of the railroad track zoned Village Zoning “V2” that are eligible for limited development. South
of the tracks improvements include a proposed rail passenger parking deck and road improvements
targeted for investment.
The most prominent redevelopment site is the two-acre Municipal Lot 7 in the center of the village.
The property is owned by the Township but has a deed restriction in favor of Amtrak, the successor
to the Pennsylvania Railroad. Changes to the use of this property from municipal use to commercial
or residential uses would require Amtrak's cooperation and agreement. The development of Lot 7 is
likely to entail the development of additional parking on the large SEPTA lot in order to accommodate
displaced business and rail passenger parking.
In accordance with the Bryn Mawr Master Plan, other key properties for redevelopment are the
Central Avenue area owned by the Bryn Mawr Hospital, Lower Merion Township (Municipal Lot 10)
and the frontage of Bryn Mawr Avenue connecting the Village center to the hospital by various
private owners. The Central Avenue area has been largely assembled by the hospital in the last
several years and includes properties along Summit Grove Avenue, Central Avenue, and Old
Lancaster Road. The Township retains a key property in this area, which is currently used for public
parking (Municipal Lot 10). The Bryn Mawr Film Institute (“BMFI”) land ownership and expansion
plans are another important consideration for the redevelopment potential of this area.
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The properties along the frontage of Bryn Mawr Avenue are privately owned but the long-term
redevelopment of these low-rise suburban structures represents some of the greatest potential for

Figure 12: Verizon Lot

invigorating the village center and strengthening the connections between the hospital and the
institutional, retail and residential districts to the north.
Another key redevelopment site is the former Verizon facility and adjacent properties on Lancaster
Avenue, three blocks west of Lot 7, which could be assembled into a two-to-three-acre site.
Verizon actively used this facility for truck parking, storage, and service, and previously could not sell
the property without relocating these necessary functions somewhere close by. This 1.4 acre
property has recently sold and could be available for redevelopment sooner than previously thought.
An adjacent use is currently a car wash. In the long run, however, the value of this prime frontage
could lead to relocation and redevelopment by the private sector.
Figure 13 illustrates the available development sites.
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Figure 13: Available Development Sites and
Ownership
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Proposed Land Use
In the future the TRID District will remain a mixed-use village center, but will be enhanced by new
investment and improvements to the public realm. The potential for significant new
redevelopment and infill is likely to be concentrated on the key sites identified in the 2006 Bryn
Mawr Master Plan, illustrated in Figure 14.

Bryn Mawr
Station

Former Verizon

Lot 7

lot

Figure 14: Proposed Land Uses

As some of these sites are privately held, the improvements to public infrastructure made possible
through the TRID will be a catalyst for new investment. New uses are expected to be a
combination of medical office, higher density housing, ground floor retail, a potential hotel, and
structured parking to support these uses. The specific allowed uses are contained in the new Bryn
Mawr Village Zoning Ordinance.
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The potential for long term development within the TRID District, illustrated in Figure 15, was
presented in the 2006 Master Plan, which suggested a mix of uses on key sites.

Figure 15: Potential long term development sites

Private /
institutional
parcels
Public/RR parcels
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The Bryn Mawr TRID District captures the core area of this important Main Line village, which grew
up around the train station. In the future, infill and redevelopment that is sensitive to the village
character will reinvigorate the station and surrounding areas. New pedestrian-oriented activity
will help support existing retail, restaurants, and the BMFI.
This vibrant mixed-use center will attract visitors as well as residents who already live, work, and
study within walking distance of the village, and provide a high quality of life for all Township
residents who can benefit from these amenities. A redevelopment program presented in the Bryn
Mawr Master Plan document included a mix of uses and estimated square feet for new or
redeveloped space shown in Table 3. The Master Plan’s proposed redevelopment of Lot 7 is
illustrated in Figure 16.

Table 3: Proposed Future Uses

Use
Floor Area (gsf)
Retail/Restaurant
166,600
Residential/Hotel
679,200
Office
185,400
Library Expansion
7,700
Theater Expansion
7,500
Transit Facilities
5,200
Total

1,051,600

Net New Parking

1,600 spaces

Source: Bryn Mawr Master Plan, 2006

Figure 16: Proposed Lot 7 Redevelopment Site
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Property Availability
While much of the area is at full build-out, however some key development or redevelopment sites
were identified during the master planning and TRID planning processes.

Lot 7
Lot 7, located at the site of a former town green, is currently owned by Lower Merion Township. The
Township received this property from the Pennsylvania Railroad, now Amtrak, with certain use
restrictions and a potential reversion provision. Development of this property for anything other than
a municipal use would require agreement with Amtrak. The redevelopment of Lot 7 can serve as a
catalyst for transit-oriented development in downtown Bryn Mawr. The proposed Bryn Mawr master
plan and TRID plan suggest replacing current parking on Lot 7 with parking additions at the
commuter lot to allow Lot 7 to be used for mixed use development compatible with the Village
Zoning development criteria.

SEPTA Commuter Lot
The plan identifies the potential for the development of a parking garage on the north (outbound) side
of the rail line, proposed for land owned by Amtrak and leased by SEPTA. This site could be
developed in a limited fashion compatible with the Village 2 zone.

The “Verizon Lot”
The “Verizon Lot” on Lancaster Avenue is privately-owned and was recently sold to a developer.
With frontage on Lancaster Avenue, this lot has significant redevelopment potential that will increase
value and revenue potential for the new owners. The submitted Bryn Mawr Master Plan and TRID
plan identified the Verizon Lot for potential mixed-use (retail/office or retail residential). The TRID plan
uses a retail and office mix in the estimated property value capture calculations for this site.

Central Avenue
In the Bryn Mawr Master Plan and the TRID plan, the development of the Central Avenue area is
proposed as a combination of public land (municipal parking) and privately-held (Bryn Mawr Hospital)
land, which could be developed as a public/private partnership requiring development agreements
between the two entities. This redevelopment opportunity is one of the largest redevelopment
parcels envisioned in the plan. By developing these properties to take advantage of the location near
the hospital, downtown Bryn Mawr and the Bryn Mawr station the owners may be able to realize a
considerably greater value and advance the vision of a walkable, accessible and sustainable Bryn
Mawr village center.
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VII.

Economic Profile

In order to assess demographic statistics and economic trends that are relevant to the TRID Planning
Study, ERA analyzed Bryn Mawr’s primary and secondary market areas, which are illustrated in
Figure 17. Market area boundaries were largely determined by existing consumer patterns,
household income patterns, traffic flow, and professional experience and interviews with persons
familiar with the area.

Figure 17: Bryn Mawr Market Areas

As shown in Table 4, population growth in the study area is almost negligible, with the population in
the primary market remaining flat between 2000 and 2008. The population in the primary market is
expected to remain flat through 2013, only increasing by 35 residents.
Growth in the secondary market, though relatively flat, is occurring at an increasing rate, with a
Compound Annual Growth Rate (CAGR) of 0.07 percent between 2000 and 2008 and projected to
grow 0.12 percent in the next five years. Population growth in the Commonwealth is occurring at a
faster rate than in both the primary and secondary markets. As many communities in the primary and
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and secondary market areas are near build-out or have property ownership patterns that have not
been subdivided on a great scale in recent years, it is hardly an indicator of negative economic
conditions.
Table 4: Population, 2000-2013

Consistent with the population data, the largest household increases are seen Commonwealthwide, while the smallest increases are experienced in the primary market. This is illustrated in
Table 5.
While the number of households in the primary and secondary market is rising at an increasing rate,
the number of households in Pennsylvania is expected to increase at a decreasing rate, with the
largest increases occurring between 2000 and 2008. In both markets and throughout Pennsylvania,
average household size is forecasted to steadily decrease between 2000 and 2013. Smaller size,
including single person households, could explain why the number of households is growing faster
than the population.

Table 5: Households, 2000-2013

The median household income, as shown in Table 6, in the primary market is approximately double
the median household income of Pennsylvania as a whole. The current median household income
in the secondary market is roughly 80 percent of the median household income in the primary
market. The median household income in the primary market is expected to increase by over 17
percent over the next five years.
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As illustrated in Table 7, Commonwealth-wide, the largest income bracket (21 percent of all
households) earns between $50,000 and $74,999. Only 3.5 percent of households in Pennsylvania
earn over $200,000, and almost half earn less than $50,000.
However, in the primary market, the largest income bracket (25.2 percent) earns over $200,000, with
only 22.8 percent of residents earning under $50,000. In the secondary market, the largest income
bracket (21.2 percent) earns between $100,000 and $149,999, with almost 26 percent of residents
earning under $50,000.
Table 7: Households by Income, 2008

Primary Market
<$15,000
5.9%
$15,000-$24,999
4.3%
$25,000-$34,999
4.5%
$35,000-$49,999
8.1%
$50,000-$74,999
14.4%
$75,000-$99,999
11.1%
$100,000-$149,999
17.9%
$150,000-$199,999
8.6%
>$200,000
25.2%

Secondary Market
4.8%
5.1%
5.4%
10.5%
18.4%
15.2%
21.2%
7.7%
11.7%

Pennsylvania
11.8%
10.3%
10.3%
14.3%
21.2%
15.4%
10.0%
3.2%
3.5%

Source: ESRI Business Analyst; Economics Research Associates, 2008

Figure 18 illustrates travel-to-work data for Lower Merion Township.
The American Community Survey of the US Census reports that in the period 2005-2007, 81 percent
of Lower Merion Township residents drove alone to work; seven percent carpooled, and 12 percent
used public transportation (not including taxi cabs).
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Figure 18: 2005-2007 Lower Merion Township Mode of Travel to Work

2785
1540
Drove Alone
Carpooled
Public transportation (not taxis)
18423

Source: American Community Survey, 2009

The SEPTA Regional Rail Census (2009) reported that the Bryn Mawr station was ranked 20th highest
in total weekday boarding and 23rd highest when ranked against all stations including the three main
Center City Stations. From 2007 to 2009, total weekday boarding decreased by 24.5%. The average
number of weekday inbound boarding at the station in 2009 was 711; average weekday outbound
boarding was 120; total weekday boarding were 831. The Bryn Mawr station had one of the largest
ridership decreases from 2007 to 2009.
The potential value of increasing ridership on public transportation, including rail transit, as a result of
a TRID-enhanced, TOD Bryn Mawr Village center can help reduce the number of commuter trips
during rush hours, provide a measure of relief from congestion and the environmental and fiscal
costs associated with heavily traveled roadways. While the establishment of a successful TRID
district alone cannot alleviate all congestion and auto-related air pollution in Bryn Mawr, it can make a
difference as part of an overall strategy to manage and relieve traffic congestion, maintain
infrastructure and support a high quality of life.
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VIII.

Real Estate Market Conditions

Office and Retail Market
Table 8 and Table 9 illustrate historic and current office and retail market conditions in the primary
and secondary submarkets.
In the last six years, only 130,000 square feet of new office space was delivered in the primary
market, with almost 850,000 square feet of new office delivered in the secondary market. Overall,
absorption in the primary office market has been positive, averaging 11,300 square feet annually
between 2002 and 2007. Absorption between these years varied, with a low of negative 43,000
square feet in 2004 to a high of 104,700 square feet in 2006. In the secondary office market,
absorption was much stronger, with an average absorption of 121,000 square feet annually between
2002 and 2007. Absorption reached a low of approximately negative 1.8 million square feet in 2003.
However, in subsequent years, absorption has been strong, with a high of 882,800 square feet in
2006.
Office vacancy rates are significantly higher in the secondary market. In the primary market, vacancy
rates averaged 7.3 percent, while in the secondary market, rates averaged 15.6 percent. Both
markets experienced a decline in 2008 vacancy rates. Office rental rates in both markets are
comparable, with rates averaging $27.18 per square foot in the primary market and $26.43 per
square foot in the secondary market.
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Table 8: Office Market Profile, 2002-2007

Submarket
Primary Market
Secondary Market
Regional Market Total

Number of
Buildings
144
792
936

Summary Data - QTD
Share of
Vacancy Rate Average Rental
Defined
/2
Rate
Market
2,347,918
8.5%
5.5%
$29.16/fs
25,157,645
91.5%
11.9%
$27.24/fs
27,505,563
100.0%
8.7%
$26.50/fs
Total
RBA /1

Rentable Building Area Delivered, 2002-2007 Annual Totals
2003
2004
2005
2006
2007
0
0
90,000
0
0
61,000
3,313
0
15,496
338,078
61,000
3,313
90,000
15,496
338,078

Avg Annual
21,667
141,335
163,001

Through 3Q
2007
0
202,678
202,678

2007
(18,618)
679,775
661,157

Avg Annual
11,259
121,042
132,302

Through 3Q
2007
2008
2,934
(8,689)
121,985
191,240
124,919
182,551

2008
0
0
0

Primary Market
Secondary Market
Regional Market Total

2002
40,000
430,120
470,120

Primary Market
Secondary Market
Regional Market Total

2002
(42,775)
334,530
291,755

2003
20,406
(1,824,248)
(1,803,842)

Primary Market
Secondary Market
Regional Market Average

2002
7.4%
12.0%
9.7%

2003
6.5%
19.7%
13.1%

End of Year Direct Vacancy Rate, 2002-2007
2004
2005
2006
8.4%
9.9%
5.4%
19.4%
17.0%
13.5%
13.9%
13.5%
9.5%

2007
6.2%
12.0%
9.1%

Avg Annual
7.3%
15.6%
11.5%

Through 3Q
2007
6.4%
13.7%
10.1%

2008
6.0%
11.9%
8.9%

Primary Market
Secondary Market
Regional Market Average

2002
$25.57
$27.70
$26.64

2003
$26.45
$25.88
$26.17

End of Year Direct Rent, 2002-2007
2004
2005
2006
$27.37
$28.48
$26.59
$25.04
$25.88
$26.37
$26.21
$27.18
$26.48

2007
$28.62
$27.71
$28.17

Avg Annual
$27.18
$26.43
$26.81

Through 3Q
2007
$27.99
$27.16
$27.58

2008
$28.57
$27.68
$28.13

Direct Net Absorption, 2002-2007 Annual Totals
2004
2005
2006
(42,964)
46,774
104,732
79,193
574,187
882,817
36,229
620,961
987,549

1/ Rentable Building Area
2/ Does not include Sublet Vacancy
Source: CoStar Property; Economics Research Associates, November 2008
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Table 9: Retail Market Profile, 2002-2007

Number of
Buildings

Submarket

Summary Data - QTD
Share of
Vacancy
Defined
/2
Market
1,973,623
15.8%
10,518,392
84.2%
12,492,015
100.0%
Total
RBA /1

Primary Market
Secondary Market
Regional Market Total

156
429
585

Primary Market
Secondary Market
Regional Market Total

2002
0
6,000
6,000

Primary Market
Secondary Market
Regional Market Total

2002
(1,536)
(44,390)
(45,926)

2003
(32,771)
(75,137)
(107,908)

Primary Market
Secondary Market
Regional Market Average

2002
1.7%
0.8%
1.2%

2003
3.4%
1.6%
2.5%

Primary Market
Secondary Market
Regional Market Average

2002
$27.00
$18.00
$22.50

2003
$26.87
$21.47
$24.17

Rate Average Rental
Rate
3.4%
3.1%
3.2%

$27.12/nnn
$25.57/nnn
$22.27/nnn

Rentable Building Area Delivered, 2002-2007 Annual Totals
2003
2004
2005
2006
0
0
24,000
0
0
31,550
0
7,890
0
31,550
24,000
7,890

2007
3,680
20,000
23,680

Avg Annual
4,613
10,907
15,520

Through 3Q
2007
3,680
20,000
23,680

2008
0
0
0

Direct Net Absorption, 2002-2007 Annual Totals
2004
2005
2006
(39,762)
23,213
(6,491)
(100,062)
(130,899)
26,492
(139,824)
(107,686)
20,001

2007
22,619
35,646
58,265

Avg Annual
(5,788)
(48,058)
(53,846)

Through 3Q
2007
29,663
(73,821)
(44,158)

2008
6,059
70,188
76,247

End of Year Direct Vacancy Rate, 2002-2007
2004
2005
2006
5.4%
5.4%
5.7%
2.8%
4.1%
3.9%
4.1%
4.7%
4.8%

2007
4.8%
3.7%
4.2%

Avg Annual
4.4%
2.8%
3.6%

Through 3Q
2007
4.2%
4.6%
4.4%

2008
4.4%
3.1%
3.8%

End of Year Direct Rent, 2002-2007
2004
2005
2006
$26.93
$28.13
$29.79
$25.15
$23.03
$16.80
$26.04
$25.58
$23.30

2007
$29.82
$20.52
$25.17

Avg Annual
$28.09
$20.83
$24.46

Through 3Q
2007
$29.33
$17.57
$23.45

2008
$31.77
$22.09
$26.93

1/ Rentable Building Area
2/ Does not include Sublet Vacancy
Source: CoStar Property; Economics Research Associates, November 2008
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From 2002- to the third quarter of 2008, 32,293 square feet of retail space was delivered in the
primary market and 96,297 square feet of new retail space was delivered in the secondary market.
Overall, absorption in the primary and the secondary retail market from 2002 to 2007 was negative,
averaging negative 5,788 square feet and negative 48,058 square feet, respectively, per year.
Recently, the primary and secondary retail markets had begun to absorb more retail space before the
economic crises in the fourth quarter of 2008. Retail growth in the primary and secondary markets
will likely be slowed, not only by the recession but also by the excess space available in the market.
Average retail vacancy rates are higher in the primary market than the secondary market, averaging
4.4 percent and 2.8 percent, respectively. In both markets, retail vacancy rates have declined since
2006.
Average retail rental rates in the primary market are significantly higher than rental rates in the
secondary market, averaging almost $8 per square foot higher. Rental rates in the secondary market
have fluctuated greatly, ranging from a low of $16.80 per square foot in 2006 to a high of $25.15 per
square foot in 2004. Rental rates in the primary market have been more stable, fluctuating only by
less than $3 in the past six years.
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Residential
Table 10 illustrates data regarding two multi-family for-sale residential properties.
Cambridge Square is located in Ardmore, PA in Lower Merion Township. With 28 units, a sales rate
of 0.93 indicates that since the pre-sales date of September 2006, approximately one unit has been
sold each month. Sales have slowed in recent months to approximately one unit every four months.
The project is approximately 82 percent sold.
Merion Manor is located in Merion Station, PA in Lower Merion Township. With 30 units, a sales
rate of 0.96 indicates that since the pre-sales date of November 2006, approximately one unit has
been sold each month. Sales have slowed in recent months to approximately one unit every four
months. The project is approximately 73 percent sold.

Table 10: Multi-Family For-Sale Residential Comparables, 2008

Location
Average Price
Average sq. ft.
Average price/sq. ft.
Open Date
Units Planned
Sold
1/08-9/08
PTD
Sales Rate per Month
1/08-9/08
PTD

Cambridge Square
Ardmore, PA
$686,900
1,662
$413.30
9/6/2006
28

Merion Manor
Merion Station
$410,000
1,626
$252.15
11/1/2006
30

2
23

6
22

0.22
0.93

0.26
0.96

Source: Hanley Wood; Economics Research Associates, November 2008
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IX. Infrastructure Improvements: Selected Key Projects
The 2006 Bryn Mawr Master Plan outlines several development principles. Selected key
infrastructure-related projects include:


Streetscape and traffic improvements around Lot 7. Projected cost is $78,000.



Projected cost of $2.6 million for the following selected intersection and infrastructure
improvements:


Targeted streets for improved sidewalks, lighting, streetscape, and
street tree planting include Morris Avenue, Merion Avenue, Roberts
Road, Central Avenue, and Summit Grove Avenue.



Summit Grove Avenue is proposed to be extended through to Old
Lancaster Road to improve the network of pedestrian friendly streets in
the area and promote linkages between the medical and residential
districts and the Village Center.



Expand width of sidewalks on Bryn Mawr Avenue.



Improve pedestrian linkages between the Lancaster Avenue
commercial district and the surrounding neighborhoods.



Develop a standard treatment for crosswalks and sidewalks and
intersection ADA curb cuts to improve pedestrian crossings.



Strengthen the gateway points on all sides by using signage of the
historic center of the Village in and around Lancaster Avenue and Bryn
Mawr Avenue.



Streetscape improvements on Bryn Mawr Avenue/Morris Avenue; Underpass enhancements
and intersection improvements. Projected cost is $1.6 million.



A mixed-use project incorporating residential development in the block bounded by Central
Avenue, Summit Grove Avenue, and Lancaster Avenue would be developed by the Bryn
Mawr Hospital in partnership with the Township. This project could be a public/private
partnership with Lower Merion Township utilizing a municipal parking lot centrally located in
this area. A parking structure integral to the project could provide up to 980 spaces. Private
investment could exceed $25 million.
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Montgomery Avenue, Lancaster Avenue and County Line Road improvements to the
pedestrian environment through streetscape and traffic calming in the village center and
investment in cohesively designed sidewalks. Projected cost is $259,000.



Reconfiguration of Bryn Mawr Community Center park area and parking. Projected cost is
$114,000.



New access way leading to the Village Center between Bryn Mawr Ave and Central Ave to
improve vehicular and pedestrian circulation and provide access to new residences and
parking. Projected cost is $5.3 million.
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X. Transportation-Related Improvements: Selected Key Projects
The 2006 Bryn Mawr Master Plan outlines several development principles. Selected key
transportation-related projects include:


A new parking structure north of the tracks on the Amtrak site leased to SEPTA would
accommodate displaced parking from Lot 7 and an increase of commuter parking for Bryn
Mawr transit users. A four level garage could provide up to approximately 250 spaces and
could accommodate increased ridership. Projected cost is approximately $6.3 million.



A parking structure in the block bounded by Central Avenue, Summit Grove Avenue, and
Lancaster Avenue would be a joint development effort between the Hospital and the
Township. This structure could accommodate up to 980 spaces as part of a mixed-use
project that wraps around the parking. Projected cost is up to $24.5 million.



Streetscape and circulation improvements to Bryn Mawr Avenue on the south side of the
station will create a more formalized drop-off area opening onto a broad plaza. Projected
cost is $237,000.



An improved access way from Montgomery Avenue to Morris Avenue near the station
would clarify pedestrian and drop-off circulation. Projected cost is $175,000.



Relocate parking in area. Projected cost is $58,000.

Amtrak is planning to relocate the interlocking at the Bryn Mawr Station to improve train
efficiency and on-time performance. SEPTA will identify funding sources to address future
Americans with Disabilities Act (ADA) access improvements at the station, including high-level
platforms and ramps.
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XI. Financial Plan
The financial plan for the Bryn Mawr TRID is based on estimates of potential incremental property
value increases and resulting tax revenues. The projected, estimated, incremental increased value is
“captured” for use for TRID revitalization projects. Those potential value increases assume that
specific redevelopment activities will occur similar to the development program presented in the
Bryn Mawr Master Plan and adjusted as some changes in property parcels and new projects have
come online. To be conservative and because most of the parcels with high redevelopment potential
are privately held, only the Bryn Mawr Hospital improvements plus the proposed improvements
featured in the Master Plan – Lot 7, the Verizon lot, and the Central Avenue redevelopment concept
– were used to calculate value capture estimates. The assessed values of the balance of the parcels
are shown as increasing at a rate similar to those in the recent past, but without alteration.
Realistically there will probably be some changes made in the other properties as well but the timing
and value of those improvements cannot be estimated in advance.
Each property within the proposed TRID boundary was identified by parcel number, current assessed
value and tax status (whether or not it was taxed or exempt from real estate taxes). The real estate
tax revenues currently generated by eligible properties are considered the baseline revenues.
Baseline revenues are assumed to continue to flow to the various jurisdictions (Lower Merion
Township, Montgomery County, and the Lower Merion School District). These funds would not be
available for TRID plan projects. The projected estimated increase in value over-and-above the
baseline becomes eligible for inclusion in the TRID financial plan.
Table 11 provides a summary of the Bryn Mawr TRID value capture analysis. The current total
assessed value for the four featured development parcels (Bryn Mawr Hospital Properties, Lot 7,
Central Avenue Development Properties, and Verizon Lot) is almost $18 million. The total estimated
assessed value after improvements for these same parcels is over $108 million – a difference of over
$90 million.
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Table 11: TRID Value Capture Summary

Current Assessed Values
Total TRID Area (including Planned Developments)

$ 120,038,890

Total Preliminary TRID Area (excluding Parcels Planned for Developments)

$ 102,047,000

Bryn Mawr Hospital Development Program Properties
Lot 7 (Exempt)
Central Ave. Development Program Properties
"Verizon" Lot
Current Total Assessed Value
Estimated Assessed Values After Improvements
Bryn Mawr Hospital Development Program Properties

$
$
$
$
$

7,941,545
8,843,002
1,207,343
17,991,890

$

46,284,905

Lot 7
Central Ave. Development Program Properties
"Verizon" Lot
TOTAL Estimated assessed value after Improvement

$ 21,228,949
$ 38,865,110
$
1,686,960
$ 108,065,923

Source: Economics Research Associates, 2008-2009

Build-out Analysis and Valuation Timeline
Based on information available, a build-out timeline was established for each of the redevelopment
sites. This timeline establishes when various projects will be partially or completely generating real
estate taxes.
Property valuation was established by comparing existing, comparable development elsewhere in
Lower Merion Township (when possible) or nearby to estimate the possible assessed value upon
occupancy.
As illustrated in Table 12 and Table 13, the build-out timeline assumes the following schedule:


100 percent of the build-out of Lot 7 in 2014;



100 percent of build-out of the Bryn Mawr Hospital surface lot in 2012;



100 percent of the build-out of the Old Lancaster Medical Office Building in 2010;



100 percent of the build-out of the Founders Medical Office Building in 2012;



100 percent of the build-out of the Bryn Mawr Hospital Pennsylvania Avenue
townhomes (22 market-rate homes) in 2011;
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100 percent of the build-out of the Central Avenue Redevelopment Area in 2016;



100 percent of the build-out of the Verizon Lot in 2011.
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Table 12: Buildout Analysis
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Table 13: Valuation Timeline
Lot 7
Retail
Ground Floor Retail

2008

2009

$

-

$

-

$

-

$

-

$

-

$

Parking
Structure

$

-

$

-

$

-

$

-

$

445,005 $

Residential
Luxury Multi-family

$

-

$

-

$

-

$

-

$ 2,950,609 $ 11,802,437 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046 $ 14,753,046

2008

2010

2009

2011

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

2027

850,176 $

3,400,704 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880 $

4,250,880

1,780,019 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023 $

2,225,023

-

$
$

-

$
$

-

Office
Medical Office Building-Old Lancaster
Medical Office Building-Founders

$
$

-

$
$

-

$
$

3,390,701 $
$

16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507 $ 16,953,507
$ 2,537,260 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298 $ 12,686,298

Residential
Townhomes

$

-

$

-

$ 13,113,818 $

16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273 $ 16,392,273

$
$

2010

2012

2014

$
$

2009

2011

2013

BMH
Parking
Structure-Phase II
Surface Lot

2008

2010

2012

-

$
$

$
252,826 $

$
252,826 $

$
252,826 $

$
252,826 $

2018

$
252,826 $

2019

2020
$
252,826 $

2020

2021
$
252,826 $

2021

2022
$
252,826 $

2022

2023
$
252,826 $

2023

2024
$
252,826 $

2024

2025
$
252,826 $

2025

2026
$
252,826 $

2026

2027
252,826

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800 $ 16,882,800
$ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120 $ 8,319,120

Office
Office above retail

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500 $

5,755,500

Retail
Ground floor retail

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700 $

6,752,700

Other
Theater expansion
Parking Structures

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590 $
7,639,096 $

268,590
7,639,096

Verizon Lot
Retail (ground floor)
Office (upper floor)

$
$

2008
-

$
$

-

$
$

-

$
$

2015
996,300 $
690,660 $

2016
996,300 $
690,660 $

2017
996,300 $
690,660 $

2018
996,300 $
690,660 $

2019
996,300 $
690,660 $

2020
996,300 $
690,660 $

2021
996,300 $
690,660 $

2022
996,300 $
690,660 $

2023
996,300 $
690,660 $

2024
996,300 $
690,660 $

2025
996,300 $
690,660 $

2026
996,300 $
690,660 $

2027
996,300
690,660

Balance of TRID Boundary Area

$

-

2027

$ 102,047,000 $ 105,108,410 $ 108,261,662 $ 111,509,512 $ 114,854,798 $ 118,300,442 $ 121,849,455 $ 125,504,938 $ 129,270,087 $ 133,148,189 $ 137,142,635 $ 141,256,914 $ 145,494,621 $ 149,859,460 $ 154,355,244 $ 158,985,901 $ 163,755,478 $ 168,668,142 $ 173,728,187

Annual increase 2.77% 6-yr CPI average
Source: Economics Research Associates, 2008-2009
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2017

$
252,826 $

2019

$
$

2014
996,300 $
690,660 $

2016

$
252,826 $

2018

-

2013
996,300 $
690,660 $

2015

$
252,826 $

2017

$
$

2012
996,300 $
690,660 $

2014

2016

-

2011
996,300 $
690,660 $

2013

2015

$
$

2010

2012

2014

Central Avenue Redevelopment Area
Residential
Townhomes
Apartments above retail/office

2009

2011

2013
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XII.

Tax Revenue Projections

As previously stated, the establishment of a TRID district does not raise taxes or tax rates. The value
capture mechanism in TRID simply dedicates tax revenues generated above the baseline for TRID
projects for a specified period. While the estimates assume that tax rates will adjust annually at
3.66%, those assumptions are based on previous years’ typical increases. Those increases are held
constant in the model, an assumption but not guaranteed.
Properties in the TRID are taxed by three jurisdictions: Montgomery County, Lower Merion
Township, and the Lower Merion Township School District. The millage rates used in the model are
based on the following millage rates:
Lower Merion Township

3.68

Montgomery County

2.695

Lower Merion Township School District

21.4015

Total Millage

27.776

In assuming property tax revenue projections, two different scenarios were tested. Scenario I,
shown in Table 14, assumes a combined tax rate of 80 percent of the Lower Merion Township tax
revenues + 80 percent of Montgomery County tax revenues would be available for the TRID. Under
Scenario I, total revenue available for TRID-related projects over the next 20 years is estimated to be
approximately $18.2 million.
Table 15 illustrates Scenario II, which assumes a combined tax rate of 80 percent of Lower Merion
Township tax + 80 percent of Montgomery County tax + 25 percent of Lower Merion School District
tax revenues available for the TRID. In Scenario II, total revenue available for TRID-related projects
over the next 20 years is estimated to be approximately $42.2 million.
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Table 14: TRID Revenue Timeline, Scenario I (including LMT, Montgomery County)
Township/County Tax Millage Rate 1
Lot 7
Retail
Ground Floor Retail

$

-

$

-

$

-

$

-

$

Parking
Structure

$

-

$

-

$

-

$

-

Residential
Luxury Multi-family

$

-

$

-

$

-

$

BMH
Parking Lot

$

-

$

-

$

-

$

Office
Medical Office Building-Old Lancaster
Medical Office Building-Founders

$
$

-

$
$

-

$
$

Residential
Townhomes

$

-

$

-

$

5.100
2009

5.253

5.411
2011

2010

2009

2010

2009

5.573
2012

2011

2010

5.740
2013

18,346 $
$

70,953 $

6.272
2016

6.461
2017

6.654
2018

6.854
2019

7.060
2020

7.271
2021

7.490
2022

7.714
2023

7.946
2024

8.184
2025

8.430
2026

8.682
2027

8.943
2028

5,026 $

20,709 $

26,663 $

27,463 $

28,287 $

29,135 $

30,009 $

30,910 $

31,837 $

32,792 $

33,776 $

34,789 $

35,833 $

36,908 $

38,015

$

2,554 $

10,524 $

13,550 $

13,956 $

14,375 $

14,806 $

15,250 $

15,708 $

16,179 $

16,664 $

17,164 $

17,679 $

18,210 $

18,756 $

19,319 $

19,898

-

$

16,937 $

69,780 $

89,841 $

92,536 $

95,312 $

98,172 $

101,117 $

104,150 $

107,275 $

110,493 $

113,808 $

117,222 $

120,739 $

124,361 $

128,092 $

131,935

-

$

2013
1,451 $

2014
1,495 $

2015
1,540 $

2016
1,586 $

2017
1,633 $

2018
1,682 $

2019
1,733 $

2020
1,785 $

2021
1,838 $

2022
1,894 $

2023
1,950 $

2024
2,009 $

2025
2,069 $

2026
2,131 $

2027
2,195 $

2028
2,261

94,480 $
$

97,315 $
14,564 $

100,234 $
75,005 $

103,241 $
77,255 $

106,338 $
79,573 $

109,529 $
81,960 $

112,814 $
84,419 $

116,199 $
86,952 $

119,685 $
89,560 $

123,275 $
92,247 $

126,974 $
95,014 $

130,783 $
97,865 $

134,706 $
100,801 $

138,748 $
103,825 $

142,910 $
106,939 $

147,197 $
110,148 $

151,613
113,452

91,353 $

2017

109,080 $
2018

112,352 $

2025

138,179 $
2026

142,324 $
2027

146,594

$
$

-

$
$

-

$
$

-

$
$

109,072 $
53,746 $

112,344 $
55,358 $

115,714 $
57,019 $

119,186 $
58,730 $

122,761 $
60,491 $

126,444 $
62,306 $

130,237 $
64,175 $

134,145 $
66,101 $

138,169 $
68,084 $

142,314 $
70,126 $

146,583 $
72,230 $

150,981
74,397

Office
Office above retail

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

37,184 $

38,299 $

39,448 $

40,631 $

41,850 $

43,106 $

44,399 $

45,731 $

47,103 $

48,516 $

49,972 $

51,471

Retail
Ground floor retail

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

43,626 $

44,935 $

46,283 $

47,671 $

49,101 $

50,574 $

52,092 $

53,654 $

55,264 $

56,922 $

58,630 $

60,389

Other
Theater expansion
Parking Structures

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

1,735 $
49,353 $

1,787 $
50,833 $

1,841 $
52,358 $

1,896 $
53,929 $

1,953 $
55,547 $

2,012 $
57,213 $

2,072 $
58,930 $

2,134 $
60,697 $

2,198 $
62,518 $

2,264 $
64,394 $

2,332 $
66,326 $

2,402
68,316

Verizon Lot
Retail (ground floor)
Office (upper floor)

$
$

-

$
$

-

$
$

-

$
$

2012
5,552 $
3,849 $

2013
5,719 $
3,964 $

2014
5,890 $
4,083 $

2015
6,067 $
4,206 $

2016
6,249 $
4,332 $

2017
6,437 $
4,462 $

2018
6,630 $
4,596 $

2019
6,829 $
4,734 $

2020
7,033 $
4,876 $

2021
7,244 $
5,022 $

2022
7,462 $
5,173 $

2023
7,686 $
5,328 $

2024
7,916 $
5,488 $

2025
8,154 $
5,652 $

2026
8,398 $
5,822 $

2027
8,650 $
5,997 $

2028
8,910
6,176

Remaining TRID Boundary Area

$

-

$

536,053 $

568,699 $

603,332 $

640,075 $

679,056 $

720,410 $

764,283 $

810,828 $

860,208 $

912,594 $

968,171 $

1,027,133 $

1,089,685 $

1,156,047 $

1,226,450 $

1,301,141 $

1,380,381 $

1,464,446 $

1,553,630

TOTAL REVENUE

$

-

$

536,053 $

657,998 $

798,566 $

876,673 $

1,048,010 $

1,136,643 $

1,198,335 $

1,552,617 $

1,624,250 $

1,699,558 $

1,778,744 $

1,862,023 $

1,949,622 $

2,041,782 $

2,138,757 $

2,240,817 $

2,348,247 $

2,461,348 $

2,580,440 $

30,530,481

BASELINE
DIFFERENTIAL

$
$

653,744
$

4,253 $

144,822 $

222,929 $

394,265 $

482,899 $

544,591 $

898,873 $

970,506 $

1,045,814 $

1,125,000 $

1,208,278 $

1,295,877 $

1,388,037 $

1,485,013 $

1,587,073 $

1,694,502 $

1,807,604 $

1,926,695 $
$

13,074,885
18,227,032
18,227,032
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2024

134,154 $

-

Project No.16959

2023

130,247 $

$
$

Bryn Mawr TRID Plan

2022

126,453 $

-

80% of total millage available; Annual millage increase=3%
Source: Montgomery County 2009, Economics Research Associates, 2008, 2009

2021

122,770 $

$
$

1

2020

119,194 $

-

9,906,000
8,255,000
7,925,000

2019

115,723 $

$
$

NPV @ 4.43% DISCOUNT $
1.3 DEBT COVERAGE ADJUST $
LESS 4% ISSUANCE FEES $

2016

105,903 $

-

$

2015

102,818 $

$
$

-

2014

99,823 $

-

2011

2013

96,916 $

$
$

2010

2012

94,093 $

Central Avenue Redevelopment Area
Residential
Townhomes
Apartments above retail/office

2009

2011

6.090
2015

$

2012

-

5.912
2014

2028

Table 15: TRID Revenue Timeline, Scenario II (including LMT, Montgomery County, LMSD)
Combined Millage Rate 1
Lot 7
Retail
Ground Floor Retail

$

-

$

-

$

-

$

-

$

Parking
Structure

$

-

$

-

$

-

$

-

Residential
Luxury Multi-family

$

-

$

-

$

-

$

BMH
Parking Lot

$

-

$

-

$

-

$

Office
Medical Office Building-Old Lancaster
Medical Office Building-Founders

$
$

-

$
$

-

$
$

Residential
Townhomes

$

-

$

-

$

10.450
2009

10.833
2010

2009

11.231
2011

2010

2009

11.642
2012

12.970
2015

13.446
2016

13.939
2017

14.450
2018

14.979
2019

15.529
2020

16.098
2021

16.688
2022

17.300
2023

17.934
2024

18.591
2025

19.273
2026

19.980
2027

20.712
2028

10,637 $

44,108 $

57,156 $

59,252 $

61,424 $

63,676 $

66,010 $

68,430 $

70,939 $

73,539 $

76,235 $

79,030 $

81,927 $

84,931 $

88,044

$

5,371 $

22,271 $

28,859 $

29,917 $

31,014 $

32,151 $

33,330 $

34,551 $

35,818 $

37,131 $

38,492 $

39,904 $

41,366 $

42,883 $

44,455 $

46,085

-

$

35,611 $

147,668 $

191,351 $

198,366 $

205,638 $

213,177 $

220,992 $

229,094 $

237,492 $

246,199 $

255,224 $

264,581 $

274,281 $

284,336 $

294,759 $

305,565

-

$

3,051 $

3,163 $

2015
3,279 $

3,399 $

2017
3,524 $

2018
3,653 $

2019
3,787 $

3,926 $

2021
4,070 $

2022
4,219 $

2023
4,374 $

2024
4,534 $

2025
4,700 $

2026
4,873 $

2027
5,051 $

2028
5,237

38,080 $
$

197,379 $
$

204,615 $
30,623 $

212,116 $
158,726 $

219,892 $
164,545 $

227,953 $
170,577 $

236,310 $
176,831 $

244,973 $
183,313 $

253,954 $
190,034 $

263,264 $
197,000 $

272,915 $
204,222 $

282,920 $
211,709 $

293,292 $
219,470 $

304,044 $
227,516 $

315,190 $
235,857 $

326,745 $
244,503 $

338,724 $
253,467 $

351,141
262,759

147,277 $

190,845 $

197,841 $

205,094 $

212,613 $

220,407 $

228,487 $

236,863 $

245,547 $

254,549 $

263,880 $

273,554 $

283,583 $

293,979 $

304,756 $

315,929 $

327,510 $

339,517

2012

2013

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

235,324 $
115,958 $

243,951 $
120,209 $

252,895 $
124,616 $

262,166 $
129,184 $

271,777 $
133,920 $

281,740 $
138,829 $

292,069 $
143,919 $

302,776 $
149,195 $

313,876 $
154,665 $

325,382 $
160,335 $

337,311 $
166,212 $

349,677
172,306

Office
Office above retail

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

80,224 $

83,165 $

86,214 $

89,375 $

92,651 $

96,048 $

99,569 $

103,219 $

107,003 $

110,926 $

114,992 $

119,208

Retail
Ground floor retail

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

94,124 $

97,575 $

101,152 $

104,860 $

108,704 $

112,689 $

116,820 $

121,103 $

125,543 $

130,145 $

134,916 $

139,862

Other
Theater expansion
Parking Structures

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

-

$
$

3,744 $
106,479 $

3,881 $
110,383 $

4,023 $
114,429 $

4,171 $
118,624 $

4,324 $
122,973 $

4,482 $
127,481 $

4,647 $
132,155 $

4,817 $
136,999 $

4,993 $
142,022 $

5,177 $
147,228 $

5,366 $
152,626 $

5,563
158,221

Verizon Lot
Retail (ground floor)
Office (upper floor)

$
$

-

$
$

-

$
$

-

$
$

2012
11,599 $
8,041 $

2013
12,025 $
8,336 $

2014
12,465 $
8,641 $

2015
12,922 $
8,958 $

2016
13,396 $
9,286 $

2017
13,887 $
9,627 $

2018
14,396 $
9,980 $

2019
14,924 $
10,346 $

2020
15,471 $
10,725 $

2021
16,038 $
11,118 $

2022
16,626 $
11,526 $

2023
17,236 $
11,948 $

2024
17,868 $
12,386 $

2025
18,523 $
12,840 $

2026
19,202 $
13,311 $

2027
19,906 $
13,799 $

2028
20,635
14,305

Remaining TRID Boundary Area

$

-

$

1,105,525 $

1,180,435 $

1,260,421 $

1,345,827 $

1,437,020 $

1,534,392 $

1,638,362 $

1,749,377 $

1,867,914 $

1,994,484 $

2,129,630 $

2,273,933 $

2,428,014 $

2,592,536 $

2,768,206 $

2,955,779 $

3,156,062 $

3,369,916 $

3,598,261

-

$

1,105,525 $

1,365,791 $

1,668,285 $

1,843,299 $

2,217,801 $

2,420,920 $

2,568,821 $

3,349,801 $

3,527,010 $

3,714,401 $

3,912,599 $

4,122,266 $

4,344,108 $

4,578,873 $

4,827,362 $

5,090,424 $

5,368,963 $

5,663,942 $

5,976,386 $ 67,666,577 20-yr total

$

(234,058) $

26,208 $

328,702 $

503,716 $

878,218 $

1,081,337 $

1,229,239 $

2,010,218 $

2,187,427 $

2,374,819 $

2,573,017 $

2,782,684 $

3,004,525 $

3,239,290 $

3,487,779 $

3,750,841 $

4,029,380 $

4,324,359 $

4,636,803 $ 42,214,503 20-yr total

TOTAL REVENUE

$

BASELINE

$ 1,339,583

DIFFERENTIAL

$

-

2014

2015

2016

2017

2018

2020

2021

2022

2023

2024

2025

2026

2027

2028

$ 26,791,658 20-yr total

NPV @ 4.5% DISCOUNT $
1.2 DEBT COVERAGE ADJUST $
LESS 4% ISSUANCE FEES $

22,550,000
18,792,000
18,040,000

1
Millage rate annual increase=3%; Combined Rate=80% township+80% county+25% school)
Source: Montgomery County 2009, Economics Research Associates, 2008, 2009

Bryn Mawr TRID Plan

2019

2020

-

2011

2013

2016

$
$

2010

2012

2014

Central Avenue Redevelopment Area
Residential
Townhomes
Apartments above retail/office

2009

2011

-

12.512
2014
$

2011

2010

12.069
2013
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Future Maintenance Requirements
It is Lower Merion Township’s intention to provide required maintenance to public property (i.e., streets,
etc.) through the Township’s annual Capital Improvement Plan. Private development would be
maintained by private property owners. Maintenance of the station garage facilities and ADA
accommodations are to be negotiated in final agreement with SEPTA and Amtrak.

Bryn Mawr TRID Plan
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XIII. Implementation
TRID Management
The Lower Merion Township will serve as the TRID Management Entity. TRID management and
expenditures will be administered through an Executive Committee consisting of the Lower Merion
Township Manager, the Lower Merion Township Finance Director, SEPTA Representative, and the Ward
10 Commissioner. The Management Entity will be supported by Township staff with oversight by the
Township Board of Commissioners.

TRID Implementation
TRID implementation includes negotiated TRID cooperative agreements with:


Amtrak (Lot 7 development, station facilities and parking)



SEPTA (parking structure and transit improvements including ADA accessibility
upgrades, maintenance for facilities). Note that maintenance activities are a permitted
use of TRID funds by partnering transit agencies.



Montgomery County (value capture share)



Lower Merion School District

Required Agreements
The following agreements are required for TRID implementation:
¾

TRID Management Entity issues RFP seeking Developer interest for Lot 7

¾

TRID Management Entity and Bryn Mawr Hospital issue RFP seeking Developer interest for
Central Avenue

¾

Development proposals accepted by TRID Management Entity and Township

¾

TRID Management Entity executes Development Agreement with successful Developer for Lot
7, including Public Sector Improvements and Private Sector Financial or Project Commitments

¾

Project construction and completion

¾

TRID Management Entity administers Value Capture revenues and expenditures in accordance
with approved Implementation Program

¾

Amendments to Agreement or TRID Plan, as required

Draft Agreement is provided in Appendix F.

Bryn Mawr TRID Plan
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XIV. Appendix A-TRID Legislation
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No. 2004‐238

AN ACT
HB 994
Empowering municipalities, counties and public transportation agencies to work cooperatively to establish Transit
Revitalization Investment Districts (TRID), including partnerships with the National Railroad Passenger
Corporation requiring planning studies, comprehensive plan and zoning amendments and use of existing
statutes and techniques to achieve transit‐oriented development, redevelopment, community
revitalization and enhanced community character through TRID creation; establishing value capture areas
as a means to reserve and use future, designated incremental tax revenues for public transportation
capital improvements, related site development improvements and maintenance; promoting the
involvement of and partnerships with the private sector in TRID development and implementation;
encouraging public involvement during TRID planning and implementation; and providing for duties of the
Department of Community and Economic Development.

The General Assembly of the Commonwealth of Pennsylvania hereby enacts as follows:
CHAPTER 1
GENERAL PROVISIONS
Section 101. Short title.
This act shall be known and may be cited as the Transit Revitalization Investment District Act.
Section 102. Declaration of policy.
The General Assembly finds and declares as follows:
1) The overall purpose and legislative intent of this act is to authorize public transportation
agencies throughout this Commonwealth to work cooperatively with counties, local
governments, transportation authorities, the private sector and the National Railroad Passenger
Corporation (AMTRAK) and other providers of public transportation and passenger rail services
to create and designate Transit Revitalization Investment Districts (TRIDs).
2) The specific purposes and intent of a designated TRID are to:
i. Promote local, county and regional economic development and revitalization
activities through private sector investment, reinvestment and joint
development activities in conjunction with public transportation improvements.
ii. Encourage multimunicipal, cooperative approaches to generate new
investment, reinvestment and revitalization through transit‐oriented
development around rail transit stations and along public transportation
corridors.
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iii. Increase overall ridership on public transportation systems, including AMTRAK,
while generating additional revenues for current and expanded services, capital
improvements and related ongoing maintenance.
iv. Encourage and support municipal and multimunicipal comprehensive plan
implementation, including consistency of plans at the local, county and regional
levels.
v. Stimulate public‐private partnerships created by prospective development
opportunities around, within or adjacent to the transit system, station areas and
transit system components.
vi. Establish appropriate mechanisms to capture the real estate taxation and other
values added by joint development activities for reinvestment in the transit
system and local communities.
vii. Encourage greater community involvement in TRID location, design and
implementation and resulting investment activities.
viii. Promote flexible, cooperative, coordinated and enhanced support for
innovative, intermodal solutions in TRID development and implementation
activities by municipal officials, public agencies, nonprofit organizations and the
private sector.
ix. Support TRID implementation by maximizing use of existing Federal and State
laws and programs that are consistent with the purposes of this act.
Section 103. Definitions.
The following words and phrases when used in this act shall have the meanings given to
them in this section unless the context clearly indicates otherwise:
“AMTRAK.” The National Passenger Railroad Corporation.
“Department.” The Department of Community and Economic Development of the
Commonwealth.
“Public transportation agency.” A public transportation authority or similar entity,
created through the laws of this Commonwealth, charged with the provision of mass transit
services to the traveling public, that owns and maintains or is authorized to own and maintain a
physical plant, including rolling sock, stations, maintenance and support facilities.
“Public transportation provider.” A public or private entity that operates or is
authorized to operate intercity or local commuter passenger rail services within this
Commonwealth that are open to the general public and that owns and maintains or is
authorized to own or maintain a physical plan, including rolling stock, stations, maintenance and
support facilities.
“Transit‐oriented development.” Development concentrated around and oriented to
transit stations in a manner that promotes transit riding or passenger use. The term does not
refer to a single real estate project but represents a collection of projects, usually mixed use, at
a neighborhood scale that are oriented to a transit node.
“TRID.” A Transit Revitalization Investment District created in accordance with this act.

Page |3

Act 2004‐238

LAWS OF PENNSYLVANIA

“TRID planning study.” A study required to be under taken by one or more
municipalities, with the active involvement of a public transportation agency and the pertinent
county or counties, for the purpose of establishing the boundaries, existing environmental
conditions, existing and proposed land use, property availability, real estate market conditions,
development potential, including use of air space rights, required zoning amendments, desired
infrastructure and necessary transportation‐related improvements and a financial plan,
including funding sources, a proposed amortization schedule where applicable and estimated
future maintenance requirements, to support the designation and implementation of a
proposed TRID.
“Value capture area.” An area coincident with the boundaries of a TRID, established
simultaneously with TRID designation, in accordance with this act, in which real estate tax
revenues and any other designated tax revenues shall, at a minimum, be shared by the
participating local jurisdiction or jurisdiction and public transportation agency or agencies for
the purpose of implementing a TRID.
CHAPTER 3
TRID CREATION AND LOCATION
Section 301. Criteria for proposed TRID.
Local municipalities, counties transportation authorities and public transportation agencies
proposing to define and develop a TRID shall use the following criteria and process:
1) Eligible TRID locations may include any geographic area of a municipality or municipalities,
including vacant, underutilized or potentially redevelopable land, within an area generally
formed by a minimum radius of one‐eighth mile and not to exceed a radius of one‐half mile
from a railroad, transit, light rail, busway or similar transit stop or station or stop location. TRID
designation may also include new station locations proposed in conjunction with a planned
public transportation service, as defined on an adopted county, regional or public transportation
agency plan.
2) The specific boundaries of a TRID may be expanded or reduced based on local circumstances
such as local economic development and planning goals, community character, property
boundary and scale variations but only when:
i. authorized by the governing body or bodies of the affected jurisdiction or
jurisdictions in cooperation with the pertinent public transportation agency; and
ii. the rationale for the boundaries is supported by the findings of the required
TRID planning study.
3) A local municipality or municipalities shall further define and support the rationale for the TRID
designations through a TRID planning study as well as appropriate amendments to the municipal
comprehensive plan, zoning ordinance and other pertinent regulations.
4) A local municipality may designate the county planning agency to undertake or assist the TRID
planning study on its behalf.
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5) An existing neighborhood improvement district, tax increment district or urban renewal area
may be used as a basis for the boundaries of a TRID when justified by the TRID planning study
required in section 304.
Section 302. TRID designation.
a) Designation. – Local municipalities and counties working with public transportation agencies,
transportation authorities, AMTRAK, passenger rail transportation providers or any combination
thereof may designate TRIDs in advance of implementation of a new public transit service or in
conjunction with an existing public transportation service and in advance of or in conjunction
with actual development proposals.
b) Agreement. – To create a TRID, in addition to the planning study described in section 301(3), the
municipality or municipalities shall enter into an agreement with the transit agency that defines
the activities and commitments of each party to the TRID, including any specific actions or
financial participation to help implement the TRID. The agreement shall include the
development agreement specified in section 504 as well as a description of the TRID
management entity described in section 502(4).
Section 304. TRID planning study factors.
The scope and scale of transit improvements and community facility improvements, as well as
any needed support facilities, shall be assessed in the TRID planning study. The TRID planning study shall
also serve as the basis for a comprehensive plan amendment to establish the TRID if the municipality has
a currently adopted comprehensive plan. The following shall apply:
1) The planning study shall consider the need for capital improvements to transit‐related facilities
and adjacent public infrastructure, including roads, sidewalks and water, sewer and storm
drainage service and public facilities, as well as opportunities for private sector real estate
development and ways in which such facilities, services and development can be financed.
2) Municipalities undertaking a TRID planning study shall receive priority consideration for
planning and implementation grants and technical assistance from the department, working in
partnership with the pertinent county planning agency or agencies and other State agencies
with grant or loan programs that may be applicable to TRID planning or implementations. Any
funding appropriated to the Department of Community and Economic Development for the
purpose of carrying out this act is intended to assist counties and local governments on a 25%
matching basis to undertake TRID planning studies and related implementation activities.
Individual grants for a TRID planning study or implementation project shall not exceed $75,000.
The department in consultation with the Department of Transportation shall administer the
supplemental TRID program through the existing land use planning and technical assistance
program, with application guidance as necessary.
3) Commonwealth agencies are directed to provide State resources, programs and new capital
investments that will assist local governments, transportation authorities and transit agencies to
implement TRIDs.
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Section 305. Roles and responsibilities of public transportation agencies and municipalities.
As guidelines to implement the findings and recommendations of the TRID planning study, the
following roles and responsibilities are defined:
The scope and scale of the needed or proposed transit capital improvements within the TRID
area are the responsibility of the partnering public transportation agency. The cost, financing,
phasing and schedule of all transit‐related improvements shall be included in the public
transportation agency’s adopted capital program.
2) The scope and scale of need or proposed support facilities, highway accessways and community
or neighborhood facility improvements, for example, sidewalks and recreation facilities, are the
responsibility of the partnering county and local jurisdiction or jurisdictions and may include
support from the private sector.
3) Notwithstanding these stated roles and responsibilities, the parties to a TRID shall be
responsible for defining the administrative and management roles and responsibilities that will
be most appropriate to achieve implantation of the TRID in their community.
1)

Section 306. Amendments to TRID planning study.
Proposed real estate development or redevelopment may trigger additional needs for transit
improvements and community facility improvements or support facilities and shall be
accommodated through pertinent amendments of the TRID planning study and county,
multimunicipal or local municipal comprehensive plan.
Section 307. Municipal cooperation.
Nothing in this act shall preclude two or more municipalities or a municipality and a
transportation authority from working together cooperatively with a public transportation authority
to define and establish one or more TRIDs along a public transportation corridor, using the criteria
established under this act.
CHAPTER 5
LAND DEVELOPMENT POWERS OF PUBLIC TRANSPORTATIN AGENCIES
Section 501. Authority to acquire and improve property.
Consistent with the existing authority or limitations of public transportation agencies to
condemn and acquire land for public transportation purposes, such entities are hereby authorized to
acquire and improve property located within a designated TRID for real estate development purposes
provided such acquisition and improvement:
1) Is consistent with any pertinent municipal comprehensive plan and TRID planning study.
2) Is coordinated with pertinent county and local jurisdictions and redevelopment or other special
purpose authorities.
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3) Furthers the stated purposes of this act.
4) Does not exceed the minimum land area necessary to accomplish the needs specified in the
TRID planning study and the development agreement.
Section 502. Development or redevelopment of property.
Development or redevelopment of property within a TRID shall generally occur in the following
manner:
1) The public transportation agency may acquire the property, improve it for future development,
such as site clearance, utility work, environmental remediation and similar improvements, and
work cooperatively with the pertinent local jurisdiction or jurisdictions and implementing
agencies to offer it for sale to the private sector for use or uses consistent with the adopted
TRID plan.
2) Alternatively, the public transportation agency may advertise the presence of available
development sites within the TRID, including a map of potentially developable or redevelopable
properties, and invite interested developers to submit proposals in cooperation with the
pertinent local jurisdiction or jurisdictions and implementing agencies.
3) In the case of either paragraph (1) or (2), the public transportation agency may not be the
primary real estate developer, and joint development activities are confined to the construction
of support and access facilities: that is, vehicular access, parking, pedestrian ways, building pads,
foundation columns, signage, and similar items.
4) The partnering TRID local municipality or municipalities shall designate a management entity for
the TRID which may be a municipal authority or joint authority, in accordance with the
requirements of 53 Pa. C.S. Ch. 56 (relating to municipal authorities) to manage and facilitate
TRID implementation. The local municipality or municipalities involved in the TRID shall retain
policy and oversight responsibilities for all budgetary and programmatic actions of the
designated TRID management entity.
5) Creative partnerships with AMTRAK, passenger rail transportation providers, transportation
authorities and the private sector to accomplish TRID purposes that use the benefits of
AMTRAK’s and passenger rail service providers’ existing real estate development powers are
both desirable and encouraged.
6) Neighborhood improvement districts, business improvement districts or similar entities may be
designated to manage the TRID implementation activities.
Section 503. Coordination of development activities.
The public transportation agency shall coordinate development activities with the pertinent
county or local redevelopment authority, planning commission and governing body. If such entities are
able to accommodate the land acquisition or marketing needs of the TRUD in a more timely fashion, an
agreement may be established between the public transportation agency and such entities to
implement this aspect of the overall TRID program.
Section 504. Development agreements.
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In furtherance of the agreement specified in section 302, the partnering municipality,
transportation authority, public transportation agency and, if participating, county representatives,
including the designated management entity, shall enter into a development agreement with the
pertinent private sector development organization or organizations to implement the proposed TRID.
The development agreement shall stipulate the final project scope as well as the partners’ roles,
responsibilities, financing arrangements, schedule of improvements and exactions or contributions to
the project.
CHAPTER 7
VALUE CAPTURE APPROACHES
Section 701. Creation of value capture area.
In conjunction with the formal establishment of the TRID boundaries, a coterminous value
capture area shall simultaneously be created to enable local municipalities, school districts, the county
and the public transportation agency to share the increased tax increment of real estate and other
designated tax revenues generated by new real estate investment within the TRID. The participants in
the TRID, through the designated management entity, shall develop an administrative and project
schedule and budget to implement the project, including future maintenance needs, as defined in the
TRID planning study, as well as the shares and use of such tax revenues as are projected to be generated
from the TRID value capture area. The participating municipality or municipalities may review and revise
the TRID budget.
Section 702. Dedication of tax revenues.
Tax revenues generated within a TRID shall be dedicated to completion and future maintenance
of the specific and necessary improvements designated in the comprehensive plan amendment and
TRID planning study as follows:
1) Local municipalities and counties shall not use such revenues for general government purposes,
and a public transportation agency shall not use such revenues for transit capital investments
elsewhere on the public transportation system.
2) Local municipalities, school districts and the county shall establish an amortization schedule for
receipts, investment and expenditure of any TRID tax revenues, not to exceed 20 years, similar
to the amortization schedule in the act of July 11, 1990 (P.L.465, No.113), known as the Tax
Increment Financing Act. However, where a municipal or joint municipal authority has been
created, it shall be responsible for fixing the amortization schedule and for defining the TRID
capital improvement plan.
Section 703. Applicability of other statutes.
Local municipalities, counties, transportation authorities, the public transportation agency and
local property owners are encouraged and may make maximum use of existing laws and regulations to
advance and further implement TRID purposes. Without limitation, application of the following acts and
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similar acts as well as pertinent Federal programs and statutes are consistent with the intent of TRID
implementation:
1) Act of May 24, 1945 (P.L.982, No.383), known as the Redevelopment Law.
2) Act of May 24, 1945 (P.L.991, No.385), known as the Urban Redevelopment Law.
3) Act of December 1, 1977 (P.L.237, No.76), known as the Local Economic Revitalization Tax
Assistance Act.
4) Act of July 9, 1985 (P.L.187, No.47), known as the Transportation Partnership Act.
5) Act of July 11, 1990 (P.L.465, No.113), known as the Tax Increment Financing Act.
6) Act of July 11, 1996 (P.L.677, No.116), known as the Infrastructure Development Act.
7) Act of October 6, 1998 (P.L.705, No.92), known as the Keystone Opportunity Zone, Keystone
Opportunity Expansion Zone and Keystone Opportunity Improvement Zone Act.
8) Act of December 20, 2000 (P.L.949, No.130), known as the Neighborhood Improvement District
Act.
Section 704. Private sector involvement.
Nothing described in this act shall preclude a private sector entity from offering to implement or
finance needed public transportation or community improvements at the initiation of or concurrent
with proposed TRID‐related real estate development.
CHAPTER 9
COMMUNITY INVOLVEMENT
Section 901. Public meeting to explain TRID and alternative implementation approaches.
Community and public involvement in the establishment of TRIDs is required. The municipality
and the public transportation agency shall jointly conduct at least one public meeting in the proposed
TRID area prior to the enactment of a TRID, TRID planning study, comprehensive plan or zoning
amendment. The meeting is intended to explain the purpose and components of the TRID and the
alternative implementation approaches. The public meetings or meetings shall be in addition to any
required local government public hearing or hearings prior to comprehensive or multimunicipal plan
amendment adoption. However, nothing in this act shall relieve the TRID management entity from
conducting all public meetings required by law where the TRID is acting or seeking to act under the:
1) Act of May 24, 1945 (P.L.991, No.385), known as the Urban Redevelopment Law.
2) Act of July 11, 1990 (P.L.465, No.113), known as the Tax Increment Financing Act.
3) Act of December 20, 2000 (P.L.949, No.130), known as the Neighborhood Improvement District
Act.
Section 902. Public meeting to review proposed joint development plan and related improvements.
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The municipality and the public transportation agency shall jointly conduct at least one public
meeting in the TRID area to review the proposed joint development plan and its related improvements
prior to implementation.
Section 903. Cooperation with neighborhood or community representatives.
The municipality and the public transportation agency shall encourage private sector real estate
entities and land developers to work proactively and cooperatively with pertinent neighborhood or
community representatives during the planning and implementation of TRID development proposals.
CHAPTER 21
MISCELLANEOUS PROVISIONS
Section 2101. Repeal.
All acts and parts of acts are repealed insofar as they are inconsistent with this act.
Section 2102. Effective date.
This act shall take effect in 60 days.

APPROVED – The 8th day of December, A.D. 2004.
EDWARD G. RENDELL

XV.

Appendix B- Public Presentations and Meeting Notes

Bryn Mawr TRID Plan

Project No.16959

Page 77

Bryn Mawr TRID Plan
Ad Hoc Committee Meeting
Project Initiation

18 January 2007

Transit Revitalization Investment District (TRID)
¾ TRID offers municipalities, transit agencies, and development
community a mechanism to plan and implement transit-oriented
development (TOD)
¾ TRID provides:
 Flexible development around transit using existing supportive laws and programs
 Partnership mechanism for municipalities and transit agencies
 Funding for TOD planning and (potentially) implementation
 Funding mechanisms for improvements, maintenance and infrastructure
• Improvement district assessments (similar to NID/BID)
• Value capture for improvements, maintenance, and reserve for replacement

 Public involvement

Bryn Mawr TRID Plan

ERA No. 16959

Slide 2

TRID Process
¾ Planning Phase





Cooperative agreement between municipality and transit agencies
TRID Planning Study to determine location, boundaries, and rationale
Community public meetings
Municipality and transit Agency accept Planning Study findings and
recommendations

¾ Program Management Phase

 Formation of Management Entity (e.g. an Authority) to administer implementation
 Public sector infrastructure improvement plan (costs, phasing & maintenance)
 Coordination with School District and County on Value capture shares, schedule,
and TRID Financial Plan
 Public meeting on TRID Implementation Program improvements
 Municipality and transit agreement on roles, responsibilities, financial
commitments, management entity, and defined improvements

¾ Implementation Phase






Solicitation of developer interest
Development proposal process
Development agreement, including public improvements & private commitments
Value capture revenues and expenditures in accordance with approved program
Amendments to agreement or TRID Plan, as required

Bryn Mawr TRID Plan

ERA No. 16959

Slide 3

ERA / Sasaki / Civic Visions Team Scope of Work
¾ TRID Plan (based on Master Plan)
 Boundaries
 Zoning
 Environmental

• Roads, sidewalks, parking areas, community facilities, & historic resources
• Water, sewer, and storm drainage
• Pervious & impervious area within the boundary and drainage divides effecting storm
water

 TRID Plan rationale
 Infrastructure & Transportation-related improvements (identify)

• Traffic study implications (coordinating w/ Gannett Fleming study)
• Identification of needed improvements to transit infrastructure (parking, station,
accessibility & amenities)
• Parking
• Water, sewer & storm drainage

 Real Estate Market Conditions documentation

• Real propoerty availability, ownership and eligibility for value capture
• Review market and financial inputs used in Lot 7 pro forma analysis
• Investigate air rights potential

Bryn Mawr TRID Plan

ERA No. 16959
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ERA / Sasaki / Civic Visions Team Scope of Work
(cont’d)
¾ TRID Plan

 Financial Plan
•
•
•
•
•

Potential sources & uses of funds for identified projects
Estimate value capture from identified projects
Recommend timing and shares for value capture in TRID (working papers)
Recommend phasing and/or prioritization of value capture funds and projects
Identify & estimate future maintenance requirements (based on cost & replacement
schedule)

 Community Involvement

• Small group workshops (2)
• Public meetings (2)
• Ad Hoc Committee consultation

¾ Deliverables
 TRID Plan
•
•
•
•
•
•
•
•

Bryn Mawr TRID Plan

Rationale
Boundary map
Existing conditions report
Environmental conditions report
Real Estate Conditions memorandum
Projects plan memorandum
Financial Plan
Community Involvement Process

ERA No. 16959

Slide 5

Schedule
¾ Research and work tasks January – mid-April
¾ Small workshops in mid-April
¾ Public Meeting May 9th
¾ Ad Hoc Committee Meeting April 26th or first week of May
¾ Final presentation to Board of Commissioners September 11, 2007

Bryn Mawr TRID Plan

ERA No. 16959
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Issues to Discuss with Ad Hoc Committee
¾ Boundaries
¾ Rationale
¾ Schedule

Bryn Mawr TRID Plan

ERA No. 16959

Slide 7

Bryn Mawr Village Master Plan / TRID

ZONING STRATEGY
14 March 2007

E R A

C I V I C V I S I O N S

DISTINCTIVE IDENTITY
Contemporary Village
•

Retail

•

Culture/civic uses

•

Architecture

•

Compact mix of uses

•

Transit

E R A

C I V I C V I S I O N S

LOOKING AHEAD
Main Line Village
A forward-looking and
distinctive identity based on
historic town relationships
and current strengths

Comparable settings

Civic Places
New activity and sense of
place at the Station, Town
Square, Community Center,
Central Avenue, and
Lancaster Avenue

Connectivity
Attract populations that
already live, work and study
within walking distance of
the village

E R A

C I V I C V I S I O N S

PRINCIPLES
1.

Create a network of
pedestrian-friendly
streets

2.

Celebrate the points
of arrival to the
village

3.

Concentrate retail on
Lancaster and Bryn
Mawr

4.

Connect the hospital
and schools to the
center

E R A

C I V I C V I S I O N S

PRINCIPLES
5.

Encourage transitoriented development

6.

Promote a variety of
housing types

7.

Develop civic spaces
that promote
community use

E R A

C I V I C V I S I O N S

IMPLEMENTATION
TRID Boundary
•

Coherent investment
district of 146 acres

•

Private infill development

•

Renovation and
reinvestment

•

Transit improvements

•

Pedestrian and street
improvements

E R A

C I V I C V I S I O N S

IMPLEMENTATION
Existing land uses
•

Commercial district

•

Surrounding
residential

•

Major institutions and
churches

•

Focused parks

E R A

C I V I C V I S I O N S

IMPLEMENTATION
Community facilities and
historic resources
•

Colleges, schools,
churches

•

Civic: theater, firehouse,
library, senior center

•

Historic hospital building

•

Other notable buildings

E R A

L

C I V I C V I S I O N S

IMPLEMENTATION
Pervious / Impervious Areas
•

Pervious area: 32%

•

Streets, parking,
sidewalks: 45%

•

Buildings: 23%

32
45

E R A

C I V I C V I S I O N S

IMPLEMENTATION
Available development sites
•

Reinvestment/renovation
areas

•

Infill sites short and long
term

E R A

C I V I C V I S I O N S

IMPLEMENTATION
Existing zoning
•

Fragmented zones

•

Range of coverages
and setbacks

•

Suburban rather than
village standards

•

Range of heights, but
unachievable

•

Regulations set
barriers to
development and
quality village design

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
Conventional Zoning
•

Separation of uses

E R A

Form-Based Code
•

Building form and
typology

C I V I C V I S I O N S

ZONING CONCEPTS
Conventional Zoning

Form-Based Code

•

Focus on land use

•

Building form and typology

•

Dimensions to permit
light and air

•

Design quality and
character

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
Conventional Zoning

Form-Based Code

•

Separation of uses

•

Building form and typology

•

Dimensions to permit
light and air

•

Design quality and
character

•

Prevent overcrowding

•

Define public realm

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
Conventional Zoning

Form-Based Code

•

Separation of uses

•

Building form and typology

•

Dimensions to permit
light and air

•

Design quality and
character

•

Prevent overcrowding

•

Define public realm

•

What is forbidden

•

What is desirable

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
Bryn Mawr Zoning Goals:
1.

Focus on desirable
outcomes

2.

Clarity of code

3.

Streamlined review
process

4.

Respond to development
realities

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
•

Create a coherent village
district on underlying
commercial zones with
form-based zoning

•

Allow for village
development around Five
Points

•
•

•

•

R4

Retain medical zones

R7

Retain residential
neighborhoods
Form-based overlay for
R-7
Institutional shared
parking
E R A

R6A
Village
R4

R4

BMMD-2

R6A

BMMD-3

BMMD-1

C I V I C V I S I O N S

ZONING CONCEPTS
Village District
•

Mix of uses: retail,
restaurant, office,
residential, cultural, civic

•

First floor retail on
Lancaster and Bryn Mawr
Avenues

•

Consistent street wall:
minimum of two to three
stories

•

Step-backs at upper levels

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
•

Build-to-lines at the
street right-of-way

•

Zero lot side yards

•

Street level front doors
and retail transparency

•

Articulation of building
facades and roof lines

•

Impervious cover of 85
to 100 percent

•

Buffer areas to adjacent
residential

E R A

C I V I C V I S I O N S

ZONING CONCEPTS
Density incentives for achieving civic goals
•

Workforce housing or funding

•

Public parking

•

Public gathering space

E R A

C I V I C V I S I O N S

