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About ULI Advisory Services

he goal of ULI’s Advisory Services Program
is to bring the finest expertise in the real
estate field to bear on complex land use planning and development projects, programs,
and policies. Since 1947, this program has assembled well over 400 ULI-member teams to help
sponsors find creative, practical solutions for
issues such as downtown redevelopment, land
management strategies, evaluation of development potential, growth management, community
revitalization, brownfields redevelopment, military
base reuse, provision of low-cost and affordable
housing, and asset management strategies, among
other matters. A wide variety of public, private,
and nonprofit organizations have contracted for
ULI’s Advisory Services.
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Each panel team is composed of highly qualified
professionals who volunteer their time to ULI.
They are chosen for their knowledge of the panel
topic and screened to ensure their objectivity.
ULI panel teams are interdisciplinary and typically include several developers, a landscape
architect, a planner, a market analyst, a finance
expert, and others with the niche expertise
needed to address a given project. ULI teams
provide a holistic look at development problems.
Each panel is chaired by a respected ULI member with previous panel experience.
The agenda for a five-day panel assignment is intensive. It includes an in-depth briefing day composed of a tour of the site and meetings with sponsor representatives; a day of hour-long interviews
of typically 50 to 75 key community representatives; and two days of formulating recommendations. Many long nights of discussion precede the
panel’s conclusions. On the final day on site, the
panel makes an oral presentation of its findings
and conclusions to the sponsor. A written report
is prepared and published.
Because the sponsoring entities are responsible
for significant preparation before the panel’s visit,
including sending extensive briefing materials to
each member and arranging for the panel to meet
with key local community members and stakeholders in the project under consideration, particBryn Mawr, Pennsylvania, June 13–18, 2004

ipants in ULI’s five-day panel assignments are
able to make accurate assessments of a sponsor’s
issues and to provide recommendations in a compressed amount of time.
A major strength of the program is ULI’s unique
ability to draw on the knowledge and expertise of
its members, including land developers and owners, public officials, academicians, representatives
of financial institutions, and others. In fulfillment
of the mission of the Urban Land Institute, this
Advisory Services panel report is intended to provide objective advice that will promote the responsible use of land to enhance the environment.
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available. Recreational facilities and cultural sites
also are well placed throughout the community.
The township presented the panel with two proposals for the development of portions of the village. The first proposal would expand the Bryn
Mawr Hospital campus northward toward Bryn
Mawr’s main retail core and eastward across Bryn
Mawr Avenue. The hospital expansion proposal involves more than hospital-owned medical space. In
addition to medical office buildings, the proposal
includes mixed-use, residential, and commercial
development, as well as structured parking.

8

The second proposal involves legislation under
study by the township to enact a transit-oriented
development zone for commercial corridors adjoining the R5 and R6 SEPTA rail lines in the
township. This legislation, known as the MixedUse Special Transit (MUST) Ordinance, would
create an overlay zone in which mixed-use development would be allowed at somewhat higher
densities than in the underlying commercial zones.
In addition, the overlay zone would allow shared
parking, thus reducing the number of parking
spaces that otherwise would be required for
single-use development.

An Advisory Services Panel Report

Summary of Findings and
Recommendations
he township currently has several major focal points of retail activity along Montgomery and Lancaster avenues. Most of the township’s population lives near these nodes,
which experience varying levels of consumer support. These retail areas are oriented toward vehicular access, a situation that will continue to be
the case in the near future. In all probability, increasing demands on people’s time, traffic congestion, and a growing energy crisis will make the
township’s retail centers more viable, since consumers may no longer want to travel great distances to shop in suburban malls. The panel therefore believes that the existing retail areas could be
strengthened so that they are better positioned to
take advantage of these opportunities.

T

The panel believes that the best way to achieve
this objective is to transform some of the retail
areas into village centers. A high-density mix of
uses that would create a total living environment
could be developed in some core retail areas. This
mix of uses also would supplement the retail centers’ financial base. People would be able to live
and shop in the same area without using their
cars. At the same time, the village centers would
continue to serve automobile-oriented shoppers
from other parts of the township. The village centers also would provide an identity for the neighborhoods in which they are located, as well as attractive settings where social activities could blend
with retail functions. The panel believes that Bryn
Mawr is underserved in terms of its retail sales
potential, and feels that it could support an additional 75,000 to 90,000 square feet of retail space.
The Bryn Mawr retail district (the Lancaster Avenue corridor) is elongated and does not contain a
sufficient number of off-street parking lots to
serve all of its retail stores. Consequently, onstreet parking is heavily used on both Lancaster
Avenue and the adjacent residential streets. The
only way to develop new parking lots is to remove
Bryn Mawr, Pennsylvania, June 13–18, 2004

some existing housing. Yet the retail district could
be improved by building structured parking on
the sites of existing surface parking lots and by
strengthening community facilities. The surface
parking lot at the corner of Lancaster and Bryn
Mawr avenues could be converted into a decked
parking garage, including underground parking if
feasible. Converting the Summit Grove Avenue
parking lot into a multideck parking structure
would be a major addition to the retail district.
This site also presents an opportunity for creating a major mixed-use facility. Architecturally, the
new structure could be linked to existing stores
with a series of new, small shops on different levels. Shoppers then could park in the garage and
walk through a series of “minishops” before coming out onto Lancaster Avenue.
The panel recommends the creation of a parking authority for the entire township. The authority would be responsible for the planning,
financing, development, management, and operation of the township’s parking system, including
on-street meters, surface lots, and potential parking structures.
The panel’s research revealed the existence of a
comprehensive plan for Lower Merion Township
that was adopted in 1979. The plan identified numerous issues facing the township, many of which
have not changed in the last quarter-century. On
the other hand, in the same time period the study
area’s housing stock has evolved from being 65
percent owner occupied to 65 percent renter occupied. Traffic actually has lessened as the township’s population has decreased, with 9,800 vehicles per day along Lancaster Avenue today, versus
20,100 in 1979. The panel suggests that it is time
to dust off the 1979 plan, update it with input from
the whole community, and create a sector plan for
Bryn Mawr that ultimately will be incorporated
into a Lower Merion Township Comprehensive
Plan of 2006.
9

Lancaster Avenue would
benefit from improved
pedestrian amenities

The key players who must come together to create this sector plan—the vision for the Bryn Mawr
village study area—include the following:

The success of any meaningful effort to redevelop
the Bryn Mawr village study area is dependent on
all stakeholders working together. The township
must take the leadership role because it is the
only entity that can effect land use decisions. The
fact that the medical institution has two arms can
be confusing, but needs to be understood. The
care-giving entity, Bryn Mawr Hospital, drives
the demand for medical facilities, while Main Line
Health Realty is responsible for providing expansion space and for returning funds to the hospital
holding company so that it can fund hospital capital projects that make it possible to develop and
maintain state-of-the-art medical facilities. The
community at large has quality-of-life issues that
are intertwined with any changes to the neighborhood. This three-legged stool of township, medical
institution, and community must support any proposed planning and redevelopment efforts for
Bryn Mawr.

• Citizens;

The following sections of this report lay out the
panel’s findings and recommendations for moving
forward:

• Business owners;

• Market Conditions and Opportunities;

• The Bryn Mawr Civic Association;

• Planning and Design;

• The Bryn Mawr Stakeholders; and

• Traffic and Parking;

• The Lower Merion Conservancy.

• Development Strategies;

• Citizens and community groups:

• Institutions:
• Educational institutions, including the area’s
colleges and universities;

• Implementation; and
• Conclusion.

• The medical institution, consisting of Main
Line Health Realty and Bryn Mawr Hospital;
and
• Governmental entities such as Lower Merion
Township and Montgomery County.
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Market Conditions and Opportunities

he panel undertook a four-step process to
analyze market conditions and opportunities. It began by reviewing and evaluating
previously prepared studies, reports, and
other materials. Panel members then interacted
with representatives from the community and local
businesses to assess the issues to be addressed. A
field reconnaissance was undertaken, followed by
a public forum at which citizens identified what
they like about Bryn Mawr and what needs to be
improved. Panel members also conducted personal
interviews with a broad variety of elected and appointed officials, business and institutional executives, and interest group representatives. The
panel’s findings are organized as follows:

T

• Market conditions;
• Market opportunities; and
• Conclusion.

Market Conditions
The real estate market context is described here
with respect to the conditions and assets resulting
from existing development. Most of the issues described in Lower Merion Township’s 1937 and
1979 comprehensive plans are comparable to those
faced by the community today. The principal factors are the following:
• Community leadership;
• Historic community context;
• Demographics;
• Institutions;
• Neighborhood quality; and
• Transportation.
Bryn Mawr, Pennsylvania, June 13–18, 2004

Community Leadership
Personal interviews and the public forum made
it apparent that a highly articulate public lives,
works, and volunteers its services to community
and economic development issues. The presence of
residents and business leaders who care about the
future of their community and who work to improve it is one of Bryn Mawr’s major strengths.
This asset is further discussed in the Implementation section of this report.
Historic Community Context
Bryn Mawr developed as an affluent residential
suburb for the Philadelphia area’s business leaders. One feature that has made the community attractive to prospective residents is its high-quality
educational resources, which provide not only college educations, but also cultural opportunities,
mid-career training, and entertainment venues.
Bryn Mawr’s early planning and development efforts created a community character that emphasized low-density land uses and the utilization of
readily available indigenous materials such as
granite and fieldstone. These density and building
material themes proved very attractive to the
community’s target households, which could afford
this lifestyle and enjoyed having easy access to
urban employment centers. This real estate market image has been sustained to this day.
Demographics
In 2000, the average annual household income
within a five-mile radius of the core of the Bryn
Mawr village study area exceeded $100,000. The
study area represents one of the highest-income
markets in the United States. As a result, the demand for high-quality retail goods and services
there is greater than that found in typical suburban jurisdictions. This demographic group prefers
unique shopping experiences, illustrated by the
existence of tony, locally owned boutiques—rather
11

Market Opportunities
Substantial demand exists for private real estate
investments, but a variety of challenges and risks
are associated with their implementation:
• Site assembly must be facilitated in response to
current floor plate and parking standards;
• Community opposition to higher-density development and the conversion of residential properties to more urban uses must be addressed in
order to mandate land value–driven building
densities;
• The township must adopt a new comprehensive
plan, against which real estate development
proposals can be tested;
An up-to-date comprehensive plan should address
all planning and design
issues, including traffic
patterns and access.

than chain stores—that traditionally have served
Bryn Mawr residents’ needs.
Educational Institutions
Five colleges with a cumulative enrollment of
nearly 20,000 students are located within five
miles of the study area. Their faculties and staffs
provide another 3,000 prospective housing and retail customers in the Bryn Mawr area. In addition,
Bryn Mawr Hospital has approximately 1,500 employees who also form an important segment of
this demand.
Neighborhood Quality
The quality of the planned residential and retail
neighborhoods resulting from the 1937 Bryn
Mawr vision has provided a solid foundation, sustainable real estate values, and continued demand.
Transportation
The Bryn Mawr village study area is well served
by rail and by primary and secondary roads, particularly in an east/west direction. Parking is adequate in terms of the number of spaces, but its distribution is not consistent with the demands of
drivers. Narrow sidewalks and inconsistent pathways offer limited pedestrian circulation. No provision has been made for bicycle access between
residential neighborhoods and key employment,
entertainment, and retail areas. Several intersection and traffic management improvements are
required to achieve more efficient use of the road
system.
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• Outmoded development ordinances, policies,
and standards must be updated to be responsive to current market conditions; and
• The township must provide clear guidelines for
developers and others seeking approvals, and
must review and approve proposed projects in a
timely manner.
Housing
The panel’s analysis of residential development
opportunities focused on multifamily housing, because of the study area’s relatively high land values, incompatible adjacent nonresidential uses,
and the superior accessibility of sites in the area.
Whereas demand for rental housing units comprised nearly 32 percent of the households nationwide in 2000, demand for such units in the study
area reached 62 percent. The sources of this demand are principally comprised of service and retail employees, young residents, and students. The
study area’s senior citizen population comprised
10 percent of the total population in 2000, and is
expected to increase in coming years. Therefore,
the supply of market-rate and financially assisted
units serving these sectors should be increased.
The supply of services, convenient shopping, and
public transportation all support locating additional multifamily rental units in the Bryn Mawr
village study area. These units should be provided
in mixed-use projects, particularly near transit
stations, and in the upper stories of mixed-use
buildings.
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Office Space
Demand for office space in Bryn Mawr is strongly
oriented toward medical services. The study area
needs an additional 120,000 square feet of medical
office space. Owner-occupied space can be located
in adjacent buildings or in a new structure. General tenant office space in and adjacent to Bryn
Mawr is readily available; an estimated 1 million
square feet of competitive space is vacant in the
vicinity.
Lodging
The study area offers no accommodations for business or pleasure travelers. Average annual sleeping room occupancy in the wider region currently
exceeds 70 percent, and growing employment and
population indicate demand for additional supply.
Market area sites and existing buildings are being
evaluated in an effort to increase the supply of
this product.
Representatives of local institutions and others
have indicated a shortfall of hotel accommodations
for their visitors. They prefer an independent,
“nonchain” operator that would be sensitive to the
community’s unique needs, similar to the nearby
Wayne Hotel. Bryn Mawr Hospital’s needs could
be especially well served if its on-site Gerhard
Building were to be converted to this use. Its estimated capacity would be about 60 sleeping rooms.
Retail Space
The extremely high proportion of females living in
the Bryn Mawr village study area (more than 68
percent of the population in 2000) and the area’s
high average annual household income support
the growth of retail space. Area shoppers are attracted to King of Prussia Mall and the surrounding “big box” stores located less than a 30-minute
drive from Bryn Mawr. Shoppers and convenience
goods also are located in the Lancaster Avenue
corridor, which is convenient to village neighborhoods. The township should make the retention of
existing retail space a high priority. The following
types of retailers would both support and complement existing businesses:
• An upscale food market;
• A men’s clothing store;
Bryn Mawr, Pennsylvania, June 13–18, 2004

• Restaurants;
• An electronics store;
• A plant/garden shop;
• A women’s shoe store;
• A day spa;
• A paper and stationery store;
• An ice cream parlor or confectionery;
• A specialty bookstore; and
• Art galleries.
Appropriate locations for new retail development
should be identified. The most desirable sites
will be those with good access via rail and roads.
Mixed-use projects should be encouraged at the
high-capacity intersections that could best serve
their needs. In the vicinity of the rail station, the
township should advocate transit-oriented development, with new parking to accommodate it.

Conclusion
Bryn Mawr’s market opportunities are in transition. As the demand for health services increases,
even more strain will be placed on the hospital to
expand. The demand for improved building standards will increase, and management of traffic and
parking will become more critical to Bryn Mawr’s
competitive position in the real estate marketplace. Continuity of the community’s educational
institutions and stabilization of its residential
neighborhoods will further increase the need
for new multifamily housing, lodging, and retail
development.
Responding to the community’s need for increased
medical services, Bryn Mawr Hospital has grown
in multiple phases over the past 111 years. Current and future demand for medical services requires enlarging the hospital’s campus to better
serve its constituents. The hospital’s expansion
area—the block north of the hospital—provides
space for expansion and improved linkages to
nearby existing retail and service businesses.
13

Bryn Mawr’s “Main Line” image, excellent educational resources, and high household incomes
continue to undergird the market for new land development, conversion of selected uses, and rehabilitation of the building stock. Excess capacity is
available on the commuter rail and local highway
systems. While no major capacity improvements
are programmed, selected intersection and traffic
management improvements are required to better
accommodate peak-period traffic.
Bryn Mawr has no identifying icon. The town also
lacks a central place to accommodate community
functions and gatherings, which also would reinforce the community’s identity.
Housing
Township housing policy and incentives should
emphasize better accommodation of the low- and
moderate-income workforce essential to operating
private and public institutions and businesses. Additions to the multifamily housing supply need to
include the replacement of units that are demolished or are converted into nonresidential uses as
a result of the hospital expansion. Existing housing that is retained needs to be rehabilitated to
meet or exceed municipal building code standards.
Special market sectors—including the growing se-
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nior citizen and student populations—need to be
accommodated at sites convenient to local shops,
health services, and public transportation.
Lodging
No lodging facilities exist in Bryn Mawr. Increasing numbers of institutional visitors will require
hotel/motel rooms. A previous analysis indicates
that the Gerhard Building, Bryn Mawr’s original
hospital, lends itself to conversion to a boutique
hotel.
Retail Development
Department store anchors and big box stores
serving the Bryn Mawr market are agglomerated
at King of Prussia Mall, located ten miles northwest of Bryn Mawr. Community shopping centers
are located in the U.S. 30 (Lancaster Avenue) corridor. Neighborhood shopping centers are scattered at major intersections throughout the Bryn
Mawr village study area. Entertainment retail
venues are found in each of these three types of
facilities. Bryn Mawr is underserved in terms of
its retail sales potential. It could support an additional 75,000 to 90,000 square feet of retail space
located in the commercial area.
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Planning and Design

he panel believes that moving forward in
Bryn Mawr will require preparing information and graphics that can help inform the
community and guide the redevelopment of
the Bryn Mawr village study area. In addition, the
panel recommends that Lower Merion Township
update its comprehensive plan. An updated plan
would provide a direction for the development of
the township and, specifically, a vision for the future of Bryn Mawr. The panel was asked to critique the MUST Ordinance and concluded that the
ordinance cannot stand alone. It must be considered within the framework of an updated comprehensive plan. This section provides guidance on
several elements that should be addressed in the
comprehensive plan.

T

The Bryn Mawr village study area is the portion
of Bryn Mawr specifically addressed in this report. It is the area bounded by County Line Road/
Haverford Road and Pennsylvania Avenue on the
south, Pennsylvania Avenue on the east, North
and South Merion avenues on the west, and the
Lancaster Avenue commercial district on the
north. The panel believes, based on its site visits
and discussions with stakeholders, that the area
can be divided into the following subareas:
• The hospital campus;
• The Founders Bank Building site;
• The hospital expansion area;
• The Lancaster Avenue commercial district;
• Town Square;
• Ludington Library/Bryn Mawr Park; and
• The Merion Avenue area.

Existing Conditions
This section presents the panel’s observations regarding existing conditions and opportunities in
Bryn Mawr, Pennsylvania, June 13–18, 2004

each subarea, analysis of the existing redevelopment plans where applicable, and specific planning
and design concepts recommended for the revitalization of Bryn Mawr. The panel’s discussion of
planning and design issues evolved around the
seven discrete subareas identified above. Each
subarea possesses a unique identity and purpose,
albeit with varying levels of history, clarity, and
intensity. Each plays a crucial role in the existing
social and architectural identity of central Bryn
Mawr. Changes to these areas and their interrelationships will provide the framework for the revitalization of Bryn Mawr.
The Hospital Campus
The Bryn Mawr Hospital campus, also known as
“the trapezoid,” is bounded by Old Lancaster Road,
County Line Road/Haverford Road, Bryn Mawr
Avenue, and Mondella Avenue. This subarea does
not include any of the hospital- or health system–
owned properties adjacent to the campus, such as
the hospital expansion area or the Founders Bank
Building site described below. The hospital campus has grown incrementally since its inception.
Buildings feature a variety of styles representative of their eras, approaches to architectural style,
and medical care use. The Gerhard Building, facing Bryn Mawr Avenue, is the most noteworthy
piece of architecture on the campus and is likely to
be eligible for inclusion on the National Register
of Historic Places.
A significant expansion of the hospital campus on
the existing site is anticipated and would include a
mix of demolition, renovation, and new construction. It would provide new and upgraded inpatient
facilities, which are absolutely necessary to ensure
continuing excellence of care. The hospital is developing plans for this on-site expansion in a design
process parallel to but independent of the design
concepts being developed for the hospital expansion area. Those plans are incorporated into the
concept designs that include the expansion area.
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The study area.
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The work at the campus does not address the significant shortage of medical office space. Space
limitations prevent the development of additional
medical office space and/or medical office buildings
on the hospital campus. The current shortage seriously limits the hospital’s ability to recruit new
medical staff, and the hospital risks the loss of currently associated staff and high-quality medical
practices. This situation presents an enormous
challenge to Bryn Mawr Hospital.
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The Founders Bank Building Site
This site occupies nearly all of the block bounded
by Old Lancaster Road, Bryn Mawr Avenue, and
Pennsylvania Avenue. The remainder of the block
includes five freestanding single-family houses
facing south on Pennsylvania Avenue. One existing building currently is occupied by medical uses.
The residences are not owned by the hospital.
They are expected to remain in place as part of
An Advisory Services Panel Report

9-D (tissue)

Study subareas.

Morton Road

Merion
Avenue
Area

Bryn Mawr Avenue

Central Avenue

Sout
h Me

Summit

Grove

rion A
venue

Avenue

Lancaster Avenue

Hospital Expansion Area
Summit Grove Ave

Old Lancas

nue

Elliot Avenue

Lancaster Avenue
Commercial District

Ludington
Library/
Bryn Mawr
Park

ter Road

Hospital Campus

Founders Bank
Building Site

Cou

nty

Lin
eR

oad

Pennsylvania Ave

n ue

Glenb

rook A
venue
Railroad Avenue

the village’s historic fabric in any redevelopment
scenario. Any development in this subarea must
respect and integrate its variety of uses and building types.
The Hospital Expansion Area
This subarea is bounded by Old Lancaster Road,
Bryn Mawr Avenue, Summit Grove Avenue, and a
portion of the commercial district on both sides of
Lancaster Avenue. The area is primarily residenBryn Mawr, Pennsylvania, June 13–18, 2004

tial at its core with a variety of business uses at
the perimeter along Lancaster and Bryn Mawr
avenues. It does not currently act as an effective
transition between the hospital and the commercial district, either architecturally or in terms of
use. The buildings are of mixed architectural quality. While none of its buildings are designated
Class 1 or 2 on the township’s Historic Resource
Inventory, the subarea does contain some proper17

The hospital expansion
area currently contains a
mix of uses, mainly rowhouses and single-family
houses.

Lancaster Avenue is Bryn
Mawr’s commercial spine.

Right: The most important
site in Bryn Mawr currently is occupied by a
surface parking lot. The
panel recommends restoring the site to a town
green. Far right: Bryn
Mawr Park, adjacent to
Ludington Library, should
be upgraded to draw
more users.

18

An Advisory Services Panel Report

ties of concern to the historic preservation community, including a group of rowhouses and
“twins” at Central Avenue said to be the last examples of early 20th-century worker housing. The
subarea has no strong image or sense of place.
Lancaster Avenue Commercial District
This linear district, paralleling the Main Line commuter rail, is the traditional commercial core of
Bryn Mawr. The area roughly opposite the hospital expansion area described above can reasonably
be described as Bryn Mawr’s central retail area.
However, this mixed-use area extends well beyond that zone, both east and west along Lancaster Avenue, eventually meeting equivalent
areas in Ardmore and Wayne, respectively.
Low-scale development occupies both sides of the
street and is generally urban in character, with facades close to the street, although there are notable gaps in the string of facades. These gaps are
particularly apparent outside the central retail
area. The building stock is varied in condition. The
sidewalk environment is in fair to poor condition,
with few amenities. There is no on-street parking,
and pedestrian street crossings are poor. The area
presents a weak public face for Bryn Mawr to
commuters and travelers on Lancaster Avenue.
Town Square
Diagonally adjacent to the SEPTA R5 Bryn Mawr
train station is a 190-space surface parking lot that
was once a central public green for Bryn Mawr.
There are reports that deed restrictions require
that the space continue to be used for parking, although they do not necessarily limit the site to
that single use. The panel was not able to secure
documentation verifying this.
The parking lot is bleak, unappealing, and presents a poor front door to Bryn Mawr. Its easy access to the commuter train station and commercial
district makes it a prime location that is vastly underused as a surface parking lot. This site is a natural pathway connecting the village to the train
station. The site clearly presents multiple opportunities for redevelopment and should be dedicated to a higher and better use.
Bryn Mawr, Pennsylvania, June 13–18, 2004

Ludington Library/Bryn Mawr Park
This subarea includes Ludington Public Library,
the Bryn Mawr Community Building, and a green
space. The site is close to the commercial district
and the combination of a park and library at the
same site is desirable. While conveniently located,
the park is not a special place. It lacks character
and amenities. A gazebo has been proposed, which
would add some character.
Merion Avenue Area
This residential subarea is located south of Lancaster Avenue and west of the hospital expansion
area. The panel recommends no changes to this
subarea.

HOK Plan Assessment
For several years, Hellmuth, Obata + Kassabaum,
Inc. (HOK) has been preparing and refining a plan
for development on the Bryn Mawr Hospital
trapezoid, the expansion area to the north, and the
area along Lancaster Avenue. Options 6 and 8 are
the most current versions of the HOK plan.
The plan for the hospital site includes further infill
development of the existing hospital building, primarily within the center of the facility, and some
additional development along Bryn Mawr Avenue.
In addition, the plan proposes the removal of a
building along Bryn Mawr Avenue. Within the
trapezoid site, the additional infill development
would displace a small amount of surface parking.
The plan assumes that additional parking to serve
the hospital would be located either to the north
or east of the trapezoid.
The visual impact of these changes would be most
visible from County Line Road and from Bryn
Mawr Avenue. Because both are primarily commercial streets, these changes would have minimal visual impact on the community. The expansion of the hospital would increase traffic coming
in and out of the hospital campus, but parking
would occur in areas outside the hospital campus
and therefore would have an impact on adjacent
roadways.
Founders Bank Building Site
The HOK plan for the Founders Bank Building
site proposes development that includes additional
19

HOK concept plan,
option 6.
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medical office space with supporting parking
and residential development along Pennsylvania
Avenue.
There are some differences between options 6
and 8. Option 8, the most recent plan, illustrates a
slightly larger garage facility with retail and office
uses lining its western edge, facing Bryn Mawr
Avenue. The panel believes that development of
the medical office building is appropriate and nec20

ue

essary, as it will provide parking to support this
development and to help support the hospital.
The retail and office uses planned along Bryn Mar
Avenue, however, are unlikely to be developed
and are inappropriate for this location, across from
the hospital. The garage should be set back from
the street and landscaped. The residential development proposed along Pennsylvania Avenue appears to be minimally set back from the street,
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