and likely would conflict with the character of the
existing housing in the neighborhood.
The panel recommends expanding the Founders
Bank Building to include 120,000 square feet of additional medical office space. A four-level parking
structure should be built, with two levels underground and two above, providing a total of about
700 parking spaces. About 20 residential townhouses could be built on the eastern portion of the
site, and the massing and style of the townhouses
could help to integrate the new development into
the existing neighborhood.
Hospital Expansion Area
The HOK plan places a significant amount of development within the expansion area north of the
hospital. Options 6 and 8 cover slightly different
geographic areas, as described below.
Option 6. This option provides a vision for redevelopment of the area between the retail core, Bryn
Mawr Avenue, Summit Grove Avenue, and Old
Lancaster Road. It illustrates a significant amount
of new development, including parking, retail, office, medical office, and arts space.
This new development is oriented primarily along
Bryn Mawr Avenue, Old Lancaster Road, and
Central Avenue. The plan is based on several important urban design principles, including:
• Creating a strong pedestrian link between the
hospital and the retail core;
• Creating an urban edge along Bryn Mawr
Avenue;
• Encouraging first-floor retail uses along Central
Avenue, with some supporting retail uses along
Bryn Mawr Avenue and Old Lancaster Road;
• Developing parking decks between the retail
core and the hospital to provide parking for
both; and
• Lining the parking garages along Central, Bryn
Mawr, and Summit Grove avenues with residential and office uses above the first-floor retail
space.
The panel believes that option 6 offers the following advantages:
Bryn Mawr, Pennsylvania, June 13–18, 2004

• The mix of uses provides an opportunity to create a high-quality, pedestrian-oriented environment;
• It creates a desirable urban edge along Bryn
Mawr Avenue; and
• It provides a strong visual icon at the corner of
Bryn Mawr and Lancaster avenues.
The negative features of option 6 are as follows:
• Linkage between the hospital and Lancaster
Avenue is indirect.
• The parking garages seem too large for the
area’s needs. Planners should address parking
needs in a more comprehensive way. These
garages likely could be reduced in size if planners took a broader approach to parking that included lots to the north of Lancaster Avenue
and the town square lot.
• The plan does not illustrate how the garages
can be accessed from the retail core to ensure
visitor convenience.
• Based on the illustrations provided, the scale of
development appears too large for the existing
fabric of the community. Building heights
should be carefully considered in developing
this area.
Option 8. This option shows a similar plan for the
area, but it does not include development of the
parcels along Bryn Mawr Avenue. The plan illustrates a more direct connection between the hospital and Lancaster Avenue along a realigned
Central Avenue with supporting retail, office,
and residential uses. The plan illustrates a significant change from the existing situation within
this subarea.
The panel believes that option 8 offers two distinct differences from option 6. Option 8 illustrates
a direct and clear linkage between the hospital
and Lancaster Avenue, which is an improvement.
However, the plan leaves out the parcels along
Bryn Mawr Avenue, and the panel believes that
they should be addressed in some way.
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HOK concept plan, option
8. This plan includes a
larger parking garage with
retail and office uses on
the Founders Bank Building site. It also realigns
streets for better linkage
between the hospital and
Lancaster Avenue.
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Other Areas
The HOK plan addressed other areas of the village minimally or not at all. The Lancaster Avenue commercial district was beyond the scope of
the plan, and HOK offered few specific details for
it. The HOK plan also did not address the town
square, Ludington Library/Bryn Mawr Park, and
the Merion Avenue area.
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Lancaster Avenue
The panel believes that a master plan for the
study area should focus on Lancaster Avenue,
to emphasize the existing commercial core and
the adjacent supporting areas that are the true
village of Bryn Mawr. The plan should provide a
clear framework for development that is based on
key streets, focal points, and a mix of uses. A highquality pedestrian environment should be deAn Advisory Services Panel Report
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signed for the business district. Linkages between
Lancaster Avenue and the hospital should be
strengthened with wayfinding signage, street furniture, landscaping, and improved signaling. Historic buildings should be protected, and design
guidelines should be established so that new development is built in accordance with the character of the village. Design guidelines should address architecture, streetscape elements, and
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signage. A review process should be established
to enforce the guidelines.
Town Square
The Lancaster Avenue business district would
benefit from the development of a town square adjacent to the train station, serving as a strong
focal point for the business district and for township residents. The panel suggests using the
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The panel’s density
recommendations.
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northern portion of the site as a town center anchored by an upscale grocery store such as Whole
Foods. Other retail facilities could include an ice
cream parlor and other neighborhood-serving
shops. The southern portion of the site should be
reinstated as a public green.
An underground parking structure below the
Town Square site could serve the new uses as well
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as the existing retail district and train station.
These combined facilities would create a natural
gathering place for public events such as seasonal
festivals, art exhibits, crafts fairs, and so forth,
and would be an excellent amenity for commuters
arriving by train. The design of the town square
should strive to strengthen pedestrian connections to the train station and the business district.
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It also should create a strong identity for the
community of Bryn Mawr.
Bryn Mawr Park/Ludington Library
Currently, there is little reason for anyone to go
to the park. The township should consider what
kinds of amenities would make the park a real destination and an amenity for library visitors. The
lackluster playground could be augmented, and
more extensive landscaping could be installed,
providing an active recreational area, which would
contrast with the more passive green space proposed for the town square.

Bryn Mawr, Pennsylvania, June 13–18, 2004
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Transportation and Parking Plan

he panel recommends a three-tiered transportation and parking plan. First, the township’s updated comprehensive plan should
include a transportation component that
identifies the overall needs of the transportation
system, including traffic, parking, transit, and
pedestrians. The comprehensive plan’s traffic and
parking study should focus on key corridors like
Lancaster Avenue, key intersections like the intersection of Bryn Mawr Avenue with Haverford
Road/County Line Road, and an overall assessment of the adequacy of parking within the township. Because of the magnitude of the study area,
a detailed analysis that addresses the specific impacts of the hospital or the adjoining expansion
area should not be included in the comprehensive
plan. The township undertook a comprehensive
parking study in 2001, and this can be used to establish the existing conditions section of the updated comprehensive plan. The comprehensive
plan should address the changes implemented
since 2001 and identify the long-term impacts associated with the future land use plan.

T

Second, as the hospital and realty corporation finetune their improvement plans, specific traffic and
parking plans should be developed to identify the
impacts of these improvements and recommend
mitigation measures. A single study should evaluate both areas. The traffic element should address
the redevelopment’s impact on traffic flow along
Lancaster Avenue, Bryn Mawr Avenue, County
Line Road, and the major intersections along
these corridors. The parking element should document the parking demand that will be created by
new development/redevelopment, the anticipated
resulting deficit in the existing supply, and the
recommended parking needed to accommodate
the demand.
Third, a Founders Bank Building site traffic and
parking impact assessment should be conducted.
The implementation of the Phase I medical office
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building development is expected to occur prior to
the completion of the township’s comprehensive
plan or the detailed assessment of the hospital expansion area. A detailed traffic and parking impact study of this site should focus on the access
points onto Bryn Mawr Avenue and Old Lancaster
Road and the intersection of these two streets.

Existing Traffic Conditions
The township, businesses, residents, the hospital,
and the general public expressed universal concern that there is an existing traffic problem in
the study area, specifically along Lancaster Avenue. Opinions differ, however, as to what constitutes a problem. Some people expressed concerns
about their inability to drive along Lancaster Avenue without stopping at nearly every traffic signal, while others commented that Lancaster Avenue operates as a fast pipeline that restricts
pedestrians from crossing. In addition, the traffic
study conducted by Orth Rogers & Associates for
the hospital’s plans indicates that most of the
study area intersections and the Lancaster Avenue corridor as a whole operate acceptably during peak hours when evaluated from a “level-ofservice” or delay perspective.

Traffic Opportunities
Several intersections and corridors have been
identified as needing improvement by prior
studies, in discussions with interested parties,
or through the panel’s observations. The following
is a noninclusive summary of these locations and
potential improvements. It should be noted that
these improvements do not override the findings
of the detailed traffic impact study.
• County Line Road/Haverford Road/Bryn Mawr
Avenue intersection. This intersection currently
operates unacceptably during peak hours because of the lack of left-turn lanes, multiple legs,
An Advisory Services Panel Report
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and angled approaches. The traffic study—as
part of the larger redevelopment plan—should
recommend strategies to improve the operation
and safety of the intersection. At a minimum,
the intersection should provide left-turn lanes
on Haverford Road/County Line Road. The
study also should evaluate realigning Bryn
Mawr Avenue to the west to eliminate the existing skew and/or relocating the Glenbrook AvBryn Mawr, Pennsylvania, June 13–18, 2004

enue intersection with County Line Road further to the west, to provide a 90-degree intersection. There are significant right-of-way constraints at the intersection, and acquisitions
may be required to accommodate the necessary
improvements.
• Bryn Mawr Avenue corridor. An opportunity
exists to enhance the operation and aesthetics
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foot roadway, whether left turns to and/or from
Central Avenue should be permitted, and if the
remaining sidewalk width provides a usable and
appealing pedestrian linkage between the proposed hospital expansion area and the existing
business district.

The panel has identified
several intersections
along Lancaster Avenue
that could be upgraded to
improve traffic flow.

of the Bryn Mawr Avenue corridor with a median and left-turn lanes. The Orth Rogers & Associates study evaluated restricting on-street
parking and providing a two-way left-turn lane
along Bryn Mawr Avenue to improve efficiency
and safety. The panel recommends maintaining
the existing on-street parking and constructing a raised landscaped median between County
Line Road/Haverford Road and Lancaster
Avenue. The redevelopment along Bryn Mawr
Avenue provides an opportunity to obtain
the anticipated right-of-way as part of the
overall plan.
• Old Lancaster Road intersection with Central
Avenue. Although the plans for the hospital expansion area may undergo significant revisions,
the Old Lancaster Road intersection with Central Avenue is expected to remain a critical
pedestrian linkage between the hospital and the
expansion area. The intersection should include
features such as textured pavement, a raised intersection, or a roundabout that slows traffic
and promotes the pedestrian connection.
• Central Avenue approach to Lancaster Avenue.
There are about 20 feet of roadway (from the
face of one curb to the face of curb opposite) on
Central Avenue at Lancaster Avenue, which
currently operates with one-way traffic. If Central Avenue is to be redeveloped, the intersection should be evaluated to determine whether
two-way traffic can be accommodated in the 20-
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• Lancaster Avenue corridor. Although the traffic
problem along Lancaster Avenue may be a
problem of perception rather than an actual
traffic problem, even a perceived problem can
deter potential business district patrons. The
comprehensive plan and Bryn Mawr Hospital
traffic studies need to recommend improvements to address this issue. Traffic on Lancaster Avenue has declined from 20,100 vehicles
per day in the late 1970s (according to the township’s 1979 comprehensive plan) to 9,800 vehicles per day currently (based on the Orth
Rogers & Associates traffic study). Although
roadway capacities vary considerably depending on factors such as the percentage of turns,
access control, and parking maneuvers, it is reasonable to say the four-lane Lancaster Avenue
is operating at less than one-half its capacity
and a three-lane roadway (two-way traffic with
a left-turn lane) or a two-lane divided roadway
could accommodate the existing traffic. Both options would provide opportunities to enhance
pedestrian crossings with a median refuge and
separate left-turn traffic with exclusive turn
lanes. However, significant changes to the cross
section of Lancaster Avenue would be very difficult to effect. Because it is designated as U.S.
Highway 30, it is under the jurisdiction of the
Pennsylvania Department of Transportation,
and the corridor has four-lane continuity for
miles in either direction. Other potential improvements include minimizing direct driveway
access to Lancaster Avenue, providing for leftturn lanes at select intersections, and restricting turns at select intersections. The panel
notes that although a closed-loop signal system
recently was installed to improve traffic progression along the corridor, the timing plans
have not yet been implemented; traffic counts
to prepare the timings will be collected after the
Lancaster Avenue utility work is completed.
Upon implementation of the new signal timings,
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the corridor is expected to operate with fewer
delays and stops.

Existing Parking Conditions
Parking within the study area consists of onstreet spaces—both free and metered—plus public and private surface lots and the hospital’s parking structure. Recently completed parking studies
address parking within the township (the 2001
township report) and within the proposed hospital
expansion area (the 2002 Walker Parking Consultants report). When total peak demand is compared with the total supply of parking within Bryn
Mawr, the parking supply appears to be adequate.
The existing parking supply, however, lacks a cohesive wayfinding system, is comprised of onstreet meters and several disjointed lots, and includes several locations that operate at or above
capacity. The parking system therefore does not
operate as well as the specific occupancy numbers
suggest. The panel concurs that Bryn Mawr Hospital does not have adequate parking within walking distance of the hospital campus.
Parking has long been a concern for the Bryn
Mawr village study area; it was identified as an
issue in both the 1937 and 1979 comprehensive
plans. The redevelopment of the study area can
provide the opportunity to enhance the supply and
operation of parking in the study area.

Parking Opportunities
The panel identified the following opportunities to
improve the parking situation within the Bryn
Mawr village study area:
• Short-term needs. As noted above, the hospital
has an immediate need for an additional 500
parking spaces. The panel recommends providing these additional spaces in concert with the
proposed medical office buildings on the Founders Bank Building site. Two levels of parking
should be provided below the buildings, with
the remaining spaces contained in an abovegrade structure east of the existing building.
This proposed structure would abut existing
and proposed residences, and its exact location
and architectural features need to recognize and
support this transition.
Bryn Mawr, Pennsylvania, June 13–18, 2004

• Hospital expansion area parking structures.
The HOK plans show one or more parking
structures in the expansion area. These structures are needed to provide adequate parking
for hospital employees, other employees of the
new commercial development, residents, the
expansion area’s new retail and office patrons,
and patrons of existing Lancaster Avenue
businesses.

Bryn Mawr Hospital has
an immediate need for
500 additional parking
spaces.

• Hospital expansion area on-street parking. The
on-street parking shown on the HOK plans will
provide convenient short-term parking for retail and restaurant patrons.
• Hospital medical office buildings. To minimize
the massing of above-ground parking structures, all medical office buildings in the area
should provide as much below-grade parking for
their tenants and patrons as possible.
• Parking authority. The panel recommends implementing a parking authority for the township. This authority should be responsible for
the administration, planning, financing, development, and operation of the township’s entire
parking system, including on-street meters, surface lots, and potential parking structures.
• The redevelopment of the Town Square site.
The panel believes that the Town Square site
(sometimes called “lot seven”) is a critical redevelopment parcel. The site currently provides
approximately 200 parking spaces and, as dis29

cussed previously, the redeveloped site should
continue to include parking for commuters using the train station, for Lancaster Avenue
businesses, and for the proposed redeveloped
town square retail uses. The majority of the
parking should be provided below grade to
allow for a village square green space and retail development.
• Parking pricing. Although parking often is perceived as a free service, especially in suburban
communities, providing parking structures, surface lots, or even on-street parking comes at a
cost. The proposed parking authority, in cooper-
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ation with local business leaders, will need to
select one of the many options available to fund
the capital operating costs of the parking system. In addition, there are many creative ways
to financially support the parking system without deterring retail and restaurant patrons.
Parking fees should recognize those established
in adjacent communities, but should not be dictated by them. The rates should be set in a way
that provides convenient, short-term parking for
retail and restaurant customers while also encouraging long-term parking in the structures.
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Development Strategies

he panel recommends development strategies for the Bryn Mawr village study area
that respond to Bryn Mawr Hospital’s immediate and long-term needs in ways that
also meet the needs of the broader Bryn Mawr
and Lower Merion Township community.

T

Bryn Mawr Hospital’s Immediate Needs
The panel understands that Bryn Mawr Hospital
has an immediate need for 120,000 square feet of
additional medical office space and 500 parking
spaces. This development is important to help retain certain medical practices and provide adequate parking for existing and new patients and
employees. The panel recommends that the hospital immediately move forward to plan 120,000
square feet of medical office space as an addition
to the Founders Bank Building site, also known
as Block B.
The hospital also should plan and develop 500
parking spaces, located in two levels below grade,
under the medical office buildings, with additional,
adjacent surface parking. To shield the neighborhood from the visual impact of development on
Block B, new townhouses should be developed
along the west side of Pennsylvania Avenue in a
style consistent with existing housing on the east
side of the street. The panel understands that
Block B is mostly zoned commercial, which permits medical offices. Lower Merion Township
should consider giving the hospital special accommodations to permit the expeditious development
of this property.

Bryn Mawr Hospital’s Long-Term Needs
Long-term needs encompass the hospital expansion area. Bryn Mawr Hospital has acquired much
of the property in the expansion area, which is
bounded by Lancaster Avenue, Old Lancaster
Road, Bryn Mawr Avenue, and Summit Grove AvBryn Mawr, Pennsylvania, June 13–18, 2004

enue. The hospital wants to redevelop this area
into a mixed-use project with retail, medical office,
other office, and various types of residential uses.
Citizen groups and local business owners have expressed significant interest in the plans for this
area. Development issues raised by the hospital’s
proposal include transportation, parking, infrastructure, urban design, and the appropriate mix
of retail and office tenants and types of housing.
Because of the significant land use issues raised
by the hospital’s larger plan, the panel proposes
that Bryn Mawr Hospital submit its properties in
the expansion area to review by a comprehensive
plan effort to be undertaken by Lower Merion
Township and a steering committee that would be
composed of major stakeholders in the study area,
including citizen groups, the hospital, and the
township. This proposal will be covered in more
detail in the Implementation section of this report.
By submitting its proposal for the expansion area
to the comprehensive plan process and steering
committee review, the hospital would agree not to
take any action with respect to its property for a
period of 24 months. At the end of an initial review period, if plans for the area have not been
completed, the hospital would have the option of
extending the review period or removing its property from further review. The panel envisions the
educational institutions in the area playing a significant leadership role in managing the steering
committee and comprehensive plan process, as described in greater detail in the Implementation
section.
The panel understands that Bryn Mawr Hospital
ultimately will sell its property in the expansion
area to a professional real estate developer, who
will construct the project. The hospital should consider placing a “right to buy back” clause on the
deal if construction does not commence within 24
months after the property sale, or if the subsequent owner plans a significant departure from
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not been fully defined, but appear to involve removing several buildings, adaptive use of other
existing buildings, and approximately 400,000
square feet of new construction. These plans raise
significant issues, including transportation, parking, and infrastructure planning.
The panel recommends that the hospital begin the
planning process for this redevelopment by considering its impact on the surrounding community.
In particular, the hospital should consider redeveloping the Garrett House into a community for seniors, with both independent and assisted-living
facilities.

Bryn Mawr Parking Facilities
Bryn Mawr Hospital is
a major employer and
important community
institution.

the development plan approved under the comprehensive plan.
As part of this process, the township should consider implementing a business improvement district (BID). Although Lower Merion Township initially would fund the BID, over time the financial
burden would be shared by businesses in the BID
area. The BID would be managed by an executive
director, and would be responsible for planning,
marketing, special events, and street and sidewalk
treatments.
As discussed in the Planning and Design section,
the master plan for the study area should include
design guidelines, permitted land uses, and a signage ordinance to guide the style and quality of uses.
In addition, the plan should take into account connecting visual and transportation links to the R5
and R100 rail stations.

Significant parking demands in the Bryn Mawr
village study area are not being met by Bryn
Mawr Hospital, Lower Merion Township, or business and residential owners. The panel recommends that a parking authority for the entire
township be formed to serve its commercial districts. As a catalyst to capitalizing the parking
authority, Bryn Mawr Hospital should consider
contributing its garage in the trapezoid to the authority. In return, the hospital would take back a
subordinate promissory note. The parking authority would have the authority to issue tax-exempt
revenue bonds and levy reasonable parking fees,
as well as fees on commercial properties in the
study area that do not provide on-site parking.
The panel recommends that parking fees be
charged only during weekday business hours,
thus encouraging people to patronize the commercial district’s businesses in the evenings and
on weekends.

Bryn Mawr Hospital Redevelopment
Bryn Mawr Hospital has significant plans for redevelopment of the trapezoid. These plans have
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Implementation

t is important to prepare a sector plan for the
Bryn Mawr village study area. It is equally important to ensure that the goals and recommendations of the plan ultimately are implemented for the benefit of Bryn Mawr’s residents.
The sector plan recommendations will provide
more certainty and predictability to the community as the township considers the appropriateness of new development. The principles of transitoriented development will serve as a useful guide
for the community and developers.

I

The process of preparing a sector plan should be
inclusive. Residents and business leaders, the hospital administration, the colleges, and township officials and staff are important stakeholders whose
views must be carefully considered if the plan is
to be truly reflective of community goals, aspirations, and needs. The implementation plan recommended in this report takes into account the roles
of all stakeholders.

The Bryn Mawr Community
Bryn Mawr residents maintain a strong history of
community service and activism. The sector plan
approval process should reflect the community’s
many interests. Toward this end, the panel makes
the following recommendations for community involvement. Residents and business owners should:
• Take an active role in the development of a sector plan;
• Volunteer to serve on the sector plan steering
committee charged with advising township
commissioners on plan issues and recommendations; and
• Participate in community discussions and public
hearings.
Bryn Mawr, Pennsylvania, June 13–18, 2004

Bryn Mawr Hospital
Bryn Mawr Hospital provides excellent health
care and strives to make available state-of-the-art
facilities to carry out its mission. While prior expansions of the hospital have occurred, continued
population growth, advances in medical science requiring more extensive facilities, and the desire of
medical practitioners to locate their offices close
to the hospital result in the need for further expansion. The critical debate for the community is
how the needed expansion can be accommodated
without significantly altering or adversely affecting the community. The hospital expansion proposal is controversial in that it involves a number
of issues of concern to the community. One issue is
the hospital’s purchase of private property for
uses other than hospital-related activities. Some
stakeholders question whether the hospital should
be in the business of commercial and residential
development.
Another issue important to the community is the
lack of supporting analysis to measure the effects
of the expansion on the Bryn Mawr village study
area. The residents have seen no traffic studies
that would assure them that the roads will not be
adversely affected, nor have they seen information that would justify the commercial and residential components of the project and the need for
publicly financed and managed parking garages.
The effects of the project on the transportation
system are of particular concern. The number of
potential vehicular trips created by the project
and their impact on nearby intersections raises
questions about the need for transportation infrastructure improvements including roadways, sidewalks, pedestrian crossings, and signalization.
The hospital’s public forums to discuss the project
with the community appear to the residents to be
one sided, with no real desire on the part of the
hospital to consider public input. It is one thing to
reject a suggestion, but anyone who presents an
33

• Alternatively, if the hospital delays its project
until a sector plan is approved, the MUST Ordinance is enacted, and the hospital land is classified under the new overlay zone, then the hospital’s application for development would not be
decided by the zoning board but, instead, by the
township commissioners after review by its
staff and the township planning commission.
• The hospital’s first-phase expansion—which is
limited to medical office buildings with some
parking garages located across Bryn Mawr Avenue from the hospital—should be allowed to
proceed under current special exception procedures and processes.

Township leaders must
develop a strategy to allow
the hospital to meet its
needs without adversely
affecting the community.

idea or raises a concern should be entitled to
specific feedback, including an explanation of the
pros and cons of the suggested action. In this respect, the community feels that communication
between the hospital and citizens has been ineffective. These issues should be balanced with the fact
that the hospital is Bryn Mawr’s largest employer
and contributes significantly to the economic wellbeing of the community.

Educational Institutions

• The hospital should rethink its public relations
approach and retain an outside public relations
firm to establish an effective communication
strategy and working relationship with the
community.

Several internationally acclaimed colleges and private schools, as well as a highly regarded public
school system, enhance the quality of life in Bryn
Mawr. The students attending these schools have
benefited from the opportunities provided by the
community’s businesses and services. In addition,
students have the opportunity to participate in a
range of community activities. A number of community residents have expressed pride that they
attended local colleges and then decided to remain
residents of Bryn Mawr, further contributing to
its success. Many members of the colleges’ faculty
and staff live in Bryn Mawr and support the activities of the community.

• The hospital should engage in dialogue with the
community prior to the formal submission of development applications to the township. Under
current procedures, the panel understands that
the hospital would submit a special exception
application to the township for staff review
prior to the township zoning board’s public
hearing and decision.

The colleges represent a valuable resource that
will continue to contribute to the community’s viability, augmenting its image as a good place to live,
work, and enjoy cultural amenities. These institutions also contribute significantly to the community’s economic viability and quality of life. The
community and the colleges should cooperate in
the following ways to realize better working relationships:

The panel makes the following recommendations
to address these issues:
• The hospital should take into consideration the
views of all stakeholders, so that all of these
views can be explored to the benefit of the
larger community.
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• The hospital’s second, mixed-use phase of expansion—which is located north of Old Landcaster Road and includes medical offices, general office space, retail/commercial development,
and housing—should be delayed until the township commissioners take action on a sector plan,
enact the MUST Ordinance, and rezone the
property.
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• Colleges should encourage students, faculty,
and staff to participate in community activities;
• College representation should be included on
the sector plan steering committee;
• The township should create a liaison program
through the colleges to facilitate communitywide discussion and information exchange on a
variety of issues; and
• Colleges should maintain the Community Foundation program, which was established to provide financial support to the township to help
offset the costs of services provided to the colleges by the township.

The Township
The township is responsible for providing necessary planning expertise in both the development
of a sector plan and the implementation of a
MUST overlay zone. The plan should clearly identify land uses, recommended densities, and delineate appropriate building heights and design
guidelines that will ensure that future development will be compatible with the existing and
planned development in the study area. In addition, the plan should recommend implementation
procedures and processes intended to create a
more attractive community that can better utilize
its transit facilities. The panel makes the following
recommendations regarding the township’s role:
• The township must assume the responsibility of
taking effective actions to assure the successful
implementation of the sector plan.
• The township is accountable to the citizens of
Bryn Mawr and other communities in the township for the success of the overall plan development and implementation processes. Its primary responsibility is to ensure an open and
inclusive public process in which all stakeholders are able to participate and be heard.
• The township manager is responsible for directing township staff to work collaboratively with
stakeholders and developers to implement the
township’s plans, policies, and procedures.
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• The township needs to carefully examine the
need for a parking authority and a BID. These
programs will require careful analysis by the
township concerning fiscal and tax implications,
as well as long-term maintenance and management requirements.
The MUST Ordinance
The MUST (Mixed-Use Special Transit) Ordinance is being considered as a means of creating
a new overlay zone in the R5 and R6 corridors
adjoining transit stations in the township to accommodate higher-density, mixed-use, transitoriented development that fosters greater economic viability while bringing pedestrian activity
and a sense of community. It recognizes the importance of public transit as a viable alternative to
the automobile by permitting appropriate densities and a mix of land uses within walking distance
of transit stops while, at the same time, providing
sufficient off-street parking both within and adjacent to the MUST district.

The panel recommends
establishing a business
improvement district
(BID) to provide development and maintenance
guidelines and maintain
the streetscape in Bryn
Mawr’s business district.

During the panel’s interviews, citizens expressed
concern that the MUST Ordinance is primarily intended to facilitate the hospital’s proposal for commercial and residential development with parking
structures. This does not appear to be the case,
because the township has stated that the MUST
Ordinance is intended to facilitate redevelopment
of designated transit station areas— which are
outside the hospital’s expansion area—and applies
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only to commercially zoned property. The panel
believes that the township should consider the
MUST Ordinance only if the sector plan is amended to recommend areas suitable for transit-oriented
development. The panel could not reach consensus
on further recommendations regarding the MUST
ordinance.
Higher-density mixed-use development within the
Bryn Mawr village study area requires the incorporation of sound land use planning principles and
design concepts as identified in the Planning and
Design section of this report. Such principles and
concepts should be incorporated into a sector plan
for the study area. The community must be assured
that transit-oriented development at the right locations with proper controls will benefit the community and will help implement the long-term
community vision. The concept of transit-oriented
development near transit stations is appropriate,
but the township must determine the extent and
scope of such development, as well as the procedures and processes for implementation.
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A Business Improvement District
In order to ensure that the retail core is developed
and maintained in a manner that is attractive and
functional for both businesses and residents, the
township must consider establishing a business
improvement district. A BID will provide guidelines for the construction and maintenance of approved streetscape features—including streets,
sidewalks, street trees, benches, and other amenities typically located between the curb and building facades—and typically provides for the longterm maintenance of these features. Many BIDs
incorporate “safe teams” to assist the public and
provide a measure of security for the benefit of
businesses and residences. The panel’s interviews,
however, indicate that such security efforts may
not be warranted for Bryn Mawr’s business district, where safety has not been an issue. Both a
parking authority and a BID normally require
special taxing districts or other means of financing
to provide revenue and financial support for these
important public activities.
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Conclusion

he panel has attempted to address the issues presented by the township. In addition,
the panel has made its own observations.
Bryn Mawr has many strengths from which
to draw. The community is conveniently located in
a highly desirable suburban corridor, with transit
in place. Educational institutions bring a wealth
of amenities and opportunities to Bryn Mawr. The
local housing stock is varied and the commercial
core includes many local business owners who
care about the community’s future. Bryn Mawr’s
citizens are highly articulate and are engaged in
the issues facing the community.

T

Sector plans and a comprehensive plan both must
be created. Design standards must be developed
that will create and protect community standards.
Traffic and parking issues have been identified
and the panel has proposed solutions, including instituting a public parking authority to develop and
control strategically placed new parking.
Bryn Mawr offers market potential in a number
of sectors. Of those, the most notable are medical
office, retail, and residential development. New
medical office space can and should be developed
to support Bryn Mawr Hospital. Such development will add to daytime street life and will, in
turn, support the retail district. Demand exists for
a strengthened retail district, which will further
revitalize the downtown. In terms of housing, de-
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mand exists for a wider variety of housing stock to
meet the needs of an aging population as well as
young people forming new households.
Phased development, starting at the Founders
Bank Building site, can protect most interests
while the township garners consensus for future
development. It is critical that all stakeholders—
citizens, the township and other community leaders, and hospital representatives—stand behind
this proposal and make it a first step toward the
revitalization of Bryn Mawr. Once this occurs, a
task force–driven sector plan can be developed to
determine how much of what kind of development
should take place where, and what should happen
next to develop downtown Bryn Mawr. Early
steps should include recapturing the town square
as a public green space with complementary development so that a true identity for Bryn Mawr
can begin to be restored.
All constituents can begin to join together
through the steering committee to plan Bryn
Mawr’s future while nurturing the institutions
that are so important to maintaining a high quality of life. The panel believes that Bryn Mawr will
reach its full potential. Residents, businesses, and
other stakeholders deserve nothing less.
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About the Panel

Byron R. Koste

Suzanne H. Cameron

Panel Chair
Boulder, Colorado

Washington, D.C.

Koste joined the University of Colorado (CU) Real
Estate Center as its first director in 1996. He came
to the center from Westinghouse Communities,
Inc. (WCI), a wholly owned subsidiary of Westinghouse Electric, where he held a variety of financial
and managerial posts, culminating in his appointment as president in 1992. At WCI, Koste was
chiefly responsible for the development of the
company’s Florida west coast operations, including Pelican Bay, Bay Colony, and Pelican Marsh
in Naples; Pelican Landing in Bonita Springs;
and Gateway in Fort Myers.
In 1989, Koste was awarded the Order of Merit,
Westinghouse’s highest honor bestowed upon an
employee for distinguished service to the company and the community. He received the 2002
ULI Pathfinder award from ULI’s Southwest
Florida District Council for his pioneering efforts
in establishing high-quality master-planned communities in that region.
Koste received his bachelor of arts degree, with
majors in economics and fine arts, from Dickinson
College in Carlisle, Pennsylvania, and a master of
business administration from Duquesne University in Pittsburgh. He also graduated from the
Executive Program at Stanford University.
Koste is a member of the board of directors and
the executive committee of the Philharmonic Center for the Arts at Pelican Bay, a trustee of Dickinson College, past chair of ULI’s Environmental
Council, past chair of the ULI Colorado District
Council, and a member of the board of directors of
the Colorado chapter of the National Association
of Industrial and Office Properties (NAIOP).
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In late 1998, Cameron began her consultancy,
Cameron & Company, to meet the strategic and
market positioning needs of the real estate industry. This consultancy links her 30 years of experience in visionary strategic planning and marketing management in the community development
process with notable business partners providing
comprehensive business support to achieve the
value uplift needed for sustainable profitability.
For ten years, Cameron utilized her experience as
a broker and a director of marketing to improve
sales at Sea Pines Plantation, Hilton Head, South
Carolina, by identifying and exploiting new markets. Later, as a project manager, she implemented
many innovative positioning concepts and new
product initiatives. Subsequently, as vice president at Disney/Arvida communities in Florida,
she leveraged the Disney/Arvida equity and market position to achieve measurably enhanced customer preferences as well as increased sales and
profitability for this regional resort and residential community development company.
As senior vice president of marketing, with a portfolio exceeding $2 billion in mixed-use, residential,
and resort real estate assets nationwide, Cameron
brought her innovations in residential and resort
community development to Mobil Corporation’s
real estate and land development business and established a vertically integrated national marketing and sales program to leverage Mobil’s valued
equity, maximize customer awareness, and increase margins and revenues.
Cameron has taught real estate resort/community
development, strategic planning, and integrated
brand marketing strategies at the University of
California at Berkeley and for the Urban Land Institute, and continues to publish and lecture naAn Advisory Services Panel Report

tionwide. Since 1976, she has been an active contributor within ULI, where she currently sits on
the Recreational Development Council and is a
member of various task forces and committees.

Joseph R. Davis
Wheaton, Maryland
Davis recently became director of the Montgomery County Redevelopment Program. He currently is assigned to the Wheaton Redevelopment
Project, a multiyear effort by the Montgomery
County government to help revitalize downtown
Wheaton, a major retail center located approximately 3.5 miles north of Washington, D.C., that is
one of four designated central business districts in
the county. The goal of the redevelopment project
is to rejuvenate downtown Wheaton into a vibrant
downtown center with a balanced, urban mix of
residential, office, and retail uses.
Davis leads a team of professional and administrative staff who work with developers and new
businesses interested in opportunities in downtown Wheaton. The team also assists existing
businesses looking to expand or enhance their operations, as well as businesses that must be relocated or are displaced as a result of ongoing redevelopment activities. Davis is responsible for
marketing and administering the Wheaton Enterprise Zone, a tax credit incentive program enacted
by the state of Maryland to help new and expanding businesses to grow. The program offers property tax and employment tax credits to qualifying
businesses for new construction and for adding
new employees in the downtown.
Davis recently retired from the Maryland–
National Capital Park and Planning Commission,
where he served in a variety of planning positions
in both Montgomery and Prince George’s counties.
He holds a master’s degree in social science from
the University of Northern Colorado and a bachelor’s degree in political science and geography from
Florida State University. He is a member of the
Urban Land Institute and serves on the Executive Committee of ULI’s Washington District
Council.
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Pat Hawley
Brookfield, Wisconsin
Hawley has more than 12 years of project management experience specializing in traffic analysis
and parking and transportation planning. His
areas of expertise include corridor studies, traffic
impact studies, roundabout studies, traffic safety
studies, parking studies, and signalized and stop
sign–controlled intersection capacity analyses. He
has managed large, multidisciplinary project
teams on complex projects, including the recently
completed planning study for the 272-mile freeway system in southeastern Wisconsin.
Hawley has served on the board of directors of
the Wisconsin section of the Institution of Transportation Engineers for the past four years and
is its current past president. He also is a member
of the Transportation Research Board’s access
management committee and the Wisconsin Department of Transportation’s roundabout design
guide committee.
Hawley has taught Marquette University’s introduction to transportation engineering course
for three years, and also teaches several short
courses through the University of Wisconsin at
Madison, including courses on parking studies,
parking site design, roundabout planning, and the
transportation impacts of land development. He
regularly speaks at local and national conferences
on a variety of transportation and parking topics.
Hawley received his bachelor’s degree in civil engineering from Marquette University and his
master’s degree in civil engineering from Texas
A&M. He is registered as a professional engineer
in Wisconsin and has his Professional Traffic Operations Engineer registration.

Joanne Milner
Salt Lake City, Utah
Milner is the community relations, program and
facilities manager at Horizonte Instruction and
Training Center, a nontraditional high school in
Salt Lake City serving nearly 10,000 students
a year, including youths, teen parents, adults,
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refugees, and new Americans learning English as
a second language. She is a former Salt Lake City
Council member and a three-term member of the
Utah State House of Representatives.
In addition to serving as an Inner-City Adviser
for the Urban Land Institute, Milner serves on
the Utah Advisory Committee for the National
Commission on Civil Rights. She is a member of
the board of directors of the National Conference
for Community Justice (formerly the National
Conference for Christians and Jews). A noted
community advocate, Milner has voluntarily
produced a weekly public affairs radio program,
Perspective. She holds a master’s of public administration degree and a bachelor’s degree in communications/public relations from the University
of Utah. She is coauthor of the Utah State Fare
Cookbook, which promotes the state’s cultural
diversity through cooking and traditional family
recipes.

Paul Moyer
Alexandria, Virginia
Moyer, the director of operations and senior associate for EDAW, Inc., has more than 15 years of
experience as a senior planner and urban designer.
A recognized expert in navy planning, base reuse
planning, master planning, and community revitalization, he currently is preparing a regional
land management plan for the U.S. Navy’s MidAtlantic Region that addresses the navy’s existing and future land needs, including its relocation
of activities from St. Julians Creek, Virginia.
Moyer’s experience in base reuse planning includes the preparation of several studies for projects in Suffolk, Virginia; Bermuda; Silver Spring,
Maryland; Anniston, Alabama; and South Weymouth, Massachusetts. He also has been involved
in an extensive number of community revitalization projects, including two corridor studies in
Hampton Virginia, a revitalization plan for Lee
Highway in the city of Fairfax, Virginia, and
downtown action plans for the city of St. Louis
and the District of Columbia.
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Richard L. Perlmutter
Rockville, Maryland
Perlmutter founded Argo Investment Company in
1996. The firm currently is developing several retail and office projects in the Washington, D.C.,
metropolitan area. Since its inception, Argo has
acquired or developed more than 2 million square
feet of Class A office, urban retail, and residential
space. The firm currently is developing Downtown
Silver Spring, a 1.2 million-square-foot mixed-use
redevelopment project in Montgomery County,
Maryland. The project—which includes 500,000
square feet of urban retail space, 100,000 square
feet of civic uses, 200,000 square feet of Class A
office space, a 170-room hotel, 170 luxury apartments, public plazas, and multilevel parking structures—represents a public/private commitment of
more than $320 million. All phases are completed,
under construction, or will be under construction
shortly.
As senior vice president of South Charles Realty,
a division of Bank of America, Perlmutter was responsible for managing its troubled real estate
portfolio. From 1990 to 1996, he completed more
than 500 transactions valued at $1.5 billion. During his tenure at Bank of America, Perlmutter developed Milestone, a master-planned community
with 1 million square feet of suburban office space,
1 million square feet of community and big-box retail space, and more than 2,000 residential units.
The project was completed in 1996.
Perlmutter began his real estate career with Oxford Development Corporation, where he developed more than 3,000 apartments along the Eastern Seaboard from 1984 to 1990. Upon graduating
from law school in 1981, Perlmutter became counsel to the U. S. Senate Committee on Commerce,
Science, and Transportation and also served as attorney/adviser to the U.S. Commerce Secretary.
He completed undergraduate study in environmental design at the School of Architecture and
Planning of the State University of New York at
Buffalo and graduate study in urban planning at
the School of Architecture and Urban Design of
the University of California at Los Angeles.
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Perlmutter is active in community and professional organizations. He is a member of the Executive Committee of ULI’s Washington District
Council; past president of the board of directors of
Green Acres School; member of the board of directors of Carl M. Freeman Associates, masterplanned resort, golf, and retail developers; and
chair of the board of directors of the Bethesda
Center of Excellence, a U.S. Whitewater Canoe &
Kayak Team training center.

Shaw has practiced architecture with Einhorn
Yaffee Prescott since he joined the firm when its
Washington, D.C., office opened in 1989. He is a
faculty member of the firm’s corporate university,
EYP/U, which was awarded the 2003 American
Institute of Architects Continuing Education System Award of Excellence. He received his bachelor of science in architecture from the University
of Virginia School of Architecture and has been a
registered architect for more than 20 years.

Marc Shaw

David C. Slater

Washington, D.C.

Reston Virginia

Shaw is a registered architect and senior associate
in the Washington, D.C., office of Einhorn Yaffee
Prescott, Architecture & Engineering P.C. His 26year career has produced an affection for acute and
mental health care environments, education and
research facilities, and the people who use them.
Shaw’s work focuses on projects that require a
challenging integration of user needs, community desires, and technological requirements. His
hands-on experience ranges from master planning,
programming, and working with community and
government groups through building design, development of construction documents, construction administration, and post-occupancy evaluation.

Slater has been with Hammer, Siler, George Associates since 1972. He has been responsible for
a range of economic development, development
management, housing program, and real estate
market studies. Before 1972, he worked for the
Knoxville, Atlanta, and Baltimore metropolitan
planning agencies and the American Planning Association. He taught real estate economics at the
University of Virginia Graduate School from 1981
to 2002.

Shaw currently is lead medical planner and executive project manager for the District of Columbia’s new Saint Elizabeth’s Hospital. The 293-bed
facility will integrate recovery-based forensic and
civil psychiatric programs in a new facility. Shaw
also is working with MedCentral College of Nursing to develop a master plan and implement construction of the college’s new campus. His past
experience includes work with the National Hospital for Orthopedics and Rehabilitation, Sheppard Pratt Health Systems, George Washington
University, and multiple state and federal government entities.
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Slater has presented papers at more than 30 conferences of the American Planning Association,
the National Association of Installation Developers, the American Society for Public Administration, the Maryland Association of Counties, and
the International Economic Development Council.
He is the author of the “green book” on management of local planning published by the International City/County Management Association.
Slater holds a master of regional planning degree from the University of North Carolina at
Chapel Hill, a BS degree in city planning from
Michigan State University, and an AS degree in
pre-engineering from St. Clair County (Michigan)
Community College.
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