Significant Changes/Trends Necessitating a
New Comprehensive Plan
Major Issues and Objectives of the
1979 Township Comprehensive Plan
Impact of Long Range Regional Plans on
Lower Merion Township
Changes to the Pennsylvania Municipalities Planning Code (MPC)
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Background
Since the Township adopted its current Comprehensive Plan in 1979, there have been significant changes at the local, state and county levels affecting the goals and objectives of the
plan. At the local level, changes in population, employment, and transportation have dramatically impacted the necessary approaches to land use planning. At the county level, new
programs and initiatives have provided essential technical and financial assistance, specifically
through the County Open Space and Revitalization programs and the development of a new
County Comprehensive Plan. At the state level, additions to the Pennsylvania Municipalities
Planning Code have provided for a wider range of planning tools to better aid local governments in land use planning.
The Community map was the
first product which established a
foundation for the preparation of
the new Lower Merion Township
Comprehensive Plan. The second
product, which accompanies this Issue Report, is the Community Profile which inventories and analyzes
a wide variety of demographic, economic, and housing data from the
2000 US Census data (Appendix A).
The Community Profile assists to define “who” lives in the Township. The
profile analyzes Lower Merion community as a whole and will compare
the Township data with that of Montgomery County and the surrounding region. Demographic variations
between the different communities
are particularly relevant to Township
planning efforts. Local identity is important to Township residents, many
of whom identify with a community
within the Township, such as Wynnewood, Gladwyne, or Bala. The
profile presents background informa-

tion to permit a more comprehensive
and detailed analysis of the composition of these communities. The 2010
US Census data is anticipated to be

released beginning early in 2011; this
updated data is crucial in the development of the future Comprehensive
Plan Elements. (Figure A1)
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t h e C ens u s trac t s

Figure A1.
Lower Merion Township contains a total of 16 different census tracts, which are small statistical subdivisions of the country. Each
census tract is self-contained within the Township boundaries.

Si gni fican t
C hanges/T rends
Necess itating a
New Compre he n siv e
Plan
La n d U s e an d
D emo gra phi c s

Lower Merion Township exhibits a
land use pattern of a residential suburban community with clusters of commercial activity along transportation

routes and integrates institutional uses
at the edges of neighborhoods. Over
two-thirds (74.76%) of the Township
is devoted to residential uses organized
in neighborhoods of various styles and
densities. Lower Merion contains an
unusually high percentage (13.29%)
of land devoted to institutional uses.
Only four percent of the Township is
occupied by commercial uses. The rich
history and amazing diversity of residential, commercial, and institutional
land uses are what has made the Town-

ship such an interesting place to live.
Maintaining and enhancing the high
quality land use pattern, functional
transportation system and sustainable
open space network is this generation’s
greatest planning challenge.
Population

While the Township’s population
has remained fairly constant since the
Comprehensive Plan of 1979, there
are current shifts in both population
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Figure A2.

and employment at the regional level
which significantly impact Lower Merion (Figure A3).

A ge C o mposition

The number of individuals under
19 years of age decreased from 32% of
the Township’s population (20,073) to
25% (15,202) in 2000. The Township

continues to age as the number of individuals over 65 years of age increased
from 14% (9,170) of the Township’s
population in 1970 to 18% (11,043)
in 2000.
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P o p u l atio n T r e n d s a n d Pro j e c tions

Year

Lower Merion

Tota l Hou s ing Unit s in
Lowe r Me ri on Townsh ip
1970-2000

Montgomery County

1970

63,594

624,080

1980

59,635

643,377

1990

58,003

678,111

2000

58,740

748,978

2010**

58,833

802,340

2020

59,320

942,452

2030

59,753

878,158

Year

# of Units

1970

21,225

1980

22,559

1990

23,868

2000

23,699

Figure A4
* DVRPC, Regional Data Bulletin #42: 1990 Census,
Selected Housing Characteristics by Municipality

Figure A3
**Projections calculated by DVRPC

M ulti-Fa m ily Unit s

1970*

2000*

Built
2000-2008

ApprovedNot Built

Pending

Projected

South Penn Valley (2046)

23

132

0

0

0

132

Wynnewood (2055.02)

44

135

8

0

6

149

Rosemont (2049)

58

306

0

0

0

306

Belmont Hills/College Park (2047.02)**

0

320

0

328

196

844

Cynwyd (2044)**

459

368

0

0

0

368

Gladwyne (2048)

37

390

18

33

0

441

East Bryn Mawr (2051)

514

570

3

31

0

604

West Bryn Mawr (2050)

755

591

0

0

0

591

Haverford (2052)

684

608

0

20

0

628

Merion (2045)**

359

631

0

0

0

631

North Penn Valley (2047.01)**

682

705

0

0

0

705

West Ardmore (2053)

291

732

84

44

70

930

Penn Wynne (2055.03)

572

732

0

0

0

732

Bala (2043)

282

944

108

83

600

1,735

East Ardmore (2055.01)

770

1,379

0

0

66

1,445

North Ardmore (2054 )

1,167

1,434

42

277

0

1,753

Total:

6,697

9,977

263

816

938

11,994

Figure A5
* The 1970 multi-family data includes duplex and multi-family (3+) units, which equals 6,697. The 2000 Census data expanded the multi-family categories to
include 1-unit attached units including row houses, townhouses and twin homes. In 2000 the number of multi-family units rose to 9,977 units. However, this
number was likely affected by the inclusion of 1-unit attached units.
** Multi-family units comparison is shown from 1970 to 2000 per census tract. It should be noted that 2047 was split into 2047.01 and 2047. 02 and minor
modifications appear to affect 2044 and 2045.
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S TAT US OF PUBL IC SCHOOLS LISTED IN 1979 COMPREHENSIVE PL AN

Name

Status

Present Use of Closed Schools

Narberth Elementary School

Closed

Montgomery Early Learning Center

Bala Elementary School

Closed

Sold - French International School of Philadelphia

Wynnewood Elementary School

Closed

Sold - Torah Academy

Bryn Mawr Elementary School

Closed

Sold - Bryn Mawr Hospital
Converted to Lower Merion High School - Partially Demolished

Ardmore Junior High School

Closed

Gladwyne Elementary School

Renovated in 2005

Merion Elementary School

Renovated in 2005

Penn Valley Elementary School

Renovated in 2005

Penn Wynne Elementary School

Renovated in 2002

Welsh Valley Middle School

Renovated in 2001

Bala Cynwyd Middle School

Renovated in 2001

Cynwyd Elementary School

Renovated in 2000

Belmont Hills Elementary School

Renovated in 1998

Harriton Senior High School

Rebuilt in 2009

Lower Merion High School

Rebuilt in 2010

Figure A6
Sources:
[1] 1979 Lower Merion Township Comprehensive Plan
[2] www.lmsd.org
[3] The Official Statement for the 2009 Township of Lower Merion Series of 2009 General Obligation Bonds

H o u s e h o l d Si ze

(Figure A6). Overall public school
The average household size in the enrollment is down from 8,752 in
Township decreased from 3.20 in 19751 to 6,916 in 20082.
1960 to 2.93 in 1970. The average
household size in 2000 was 2.99.
P ri v ate Schools

H ou sin g

The total number of housing units
increased by 2,474 between 1970 and
2000 (Figure A4).
P u bl i c S c h o o l s

A major component of the Community Facilities Element of the 1979
Comprehensive Plan involved the
potential closing of various public
schools due to a decline in enrollment and the underutilization of the
schools. Since the plan was adopted
five public schools have closed and
several others have been renovated

The 1979 Comprehensive Plan
indicated that 19 non-public elementary schools were operating
in the Township in 1975. Four
of the schools closed and three
of the schools relocated by 2009
(Figure A7).
An inventory of existing schools
revealed that an additional 27 nonpublic elementary and pre-k schools
were operating in 2009 (Figure A8).
A total of 36 non-public elementary
and pre-k schools are operating in
Lower Merion.
1 1979 Lower Merion Township Comprehensive Plan
2 www.lmsd.org
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S TAT US OF NON- PUBL I C ELEMEN TARY SCHOOLS
L IS T ED IN 1 9 7 9 COMPREHENSIVE PL AN

Name

Status

Present Use of
Closed Schools

St. John the Baptist

Closed

Our Mother of Good Counsel

Closed

Presbyterian BVM School

Closed

St. Colman School

Closed

St. Mathias Elementary School

Closed

The 2nd floor is used by
Main Line Academy; a
private school for special
needs students.

Akiba

Relocated

Stern Hebrew High School

Episcopal Academy

Relocated

Saint Joseph’s University

Montgomery County Day School

Relocated

Friends’ Central
Montgomery Day School

Timothy School

Relocated

Bala House

Operating

Baldwin

Operating

Children’s House
(a.k.a. Gladwyne Montessori)

Operating

Harcum Jr. College Nursery School
(a.k.a. Harcum Children’s Academy)

Operating

Haverford School*

Operating

Merion Mercy Academy**

Operating

St. Thomas (of Villanova) School

Operating

School of the Holy Child (Rosemont)

Operating

Shipley School

Operating

Solomon Schecter School
(a.k.a. Robert J. Wilf Pre-school and
Kindergarten and
Raymond and Ruth Perelman Jewish
Day School)

Operating

Waldron Academy**

Operating

The school has relocated
within the
Township boundary.

Figure A7
* Haverford School was not included in the 1979 Comprehensive Plan Inventory but was in operation
at the time of the study.
** Waldron Academy and Merion Mercy Academy combined Sources:
[1] 1979 Lower Merion Township Comprehensive Plan
[2] www.lmsd.org
[3] The Official Statement for the 2009 Township of Lower Merion Series of 2009 General Obligation Bonds

Tra ns p o rtati o n
C a r s p er H o u s e h o l d :

The US Census Bureau changed
the way it counted the number of
vehicles per household in 2000. In

1990 the Census only tabulated
households without vehicles and
those with one or more vehicles. In
1990, 7% (1,688) of the households
in the Township did not own vehicles and 93% (20,871) owned one

or more vehicles. The 2000 Census data revealed that the number of
households that did not own a car
decreased and that 61% of households owned two or more vehicles
(Figure A9).
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NON -PUBL IC SCHOOLS
OPER AT ING IN 2 0 0 9 NOT L IS T ED I N 1979
COMPR EHENSIVE PLAN
A Child’s Day in Lower Merion, Inc.
Ardmore United Methodist Pre-School
Ardmore Presbyterian Church Pre-School

13

Car s per H ousehold in
Low e r Me rion Townsh ip
0

1,467

6%

1

7,606

33%

2

10,189

45%

3+

3,606

16%

Bala Cynwyd School for Young Children
Cambridge Day Schools (a.k.a. Young School for Wee People)

Figure A9
Source: 2000 Census Data

Childrens School at St. Johns
Childwork’s Elementary School
Ecole Francaise Internationale (French International School)
Friends Central School
Gateway School

Trips Originati ng from
Low e r Me rion Workers

Destination

Kindercare Learning Centers

Number
of Trips

Percentage

Kindercare Learning Centers - Baldwin

Philadelphia

9,947

35%

Lane Good Council Montessori School

Lower Merion

8,434

30%

Main Line Academy

Radnor

1,068

4%

Main Line Montessori School
Figure A10

Main Line Reform Temple
Mercy Child Care Center
Noreen Cook Center for ECE of Har Zion Temple
Penn Wynne Children’s House
Phebe Anna Thorne School of Bryn Mawr College
Play and Learn - Ardmore
Play and Learn - Rosemont
Rosemont School of the Holy Child Early Child Care Center
St. Christopher’s Church

Lower Merion’s Commuter Patterns
compared to other Montgomery County
residents:
9th out of 62 Municipalities for residents taking
bus or trolley to work (1.7%)
2nd for residents taking regional rail to
work (7.8%)

The Children’s School at St. John’s
St. Katherine Day School

8th for residents that bike or walk to work (6.2%)

Temple Adath Israel Day School

4th for residents working at home (6.1%)

Temple Beth Hillel Nursery School
Torah Academy
West Hill School
Wetherill School
Figure A8
Source: The Official Statement for the 2009 Township of Lower Merion Series of 2009
General Obligation Bonds

How e m p l oy m e n t p a t t e r n s
a ffec t Tr a n s p o r t a t i o n

The population and employment
shift out of the city and first-ring suburbs, such as Lower Merion, toward
Valley Forge and the Routes 202 and

422 corridors resulted in longer commuter patterns and more traffic moving through the Township. Lower
Merion Township workers primarily
commute into Philadelphia (Figure
A10).

The majority of workers employed in Lower Merion Township
live in the community or in nearby
communities in Delaware and Philadelphia Counties (Figure A11).
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Ori gi ns o f L ow e r M e rio n Tow ns hip Worke rs

Origin
Delaware County

# of
Workers

%

11,475

26.98%

Philadelphia County

9,011

21.19%

Lower Merion Township

8,434

19.83%

Montgomery County, not incl. LMT

6,613

15.55%

Chester County

3,056

7.19%

New Jersey

1,713

4.03%

Bucks County

1,320

3.10%

Out of State, not incl. NJ

504

1.19%

Berks County

175

0.41%

Lehigh County

51

0.12%

Lancaster County

37

0.09%

Northampton County

27

0.06%

Carbon County

21

0.05%

Susquehanna County

21

0.05%

York County

19

0.04%

Dauphin County

17

0.04%

Lebanon County

9

0.02%

Luzerne County

9

0.02%

Centre County

2

0.00%

Cumberland County

2

0.00%

Indiana County

2

0.00%

Pike County

2

0.00%

Schuylkill County

2

0.00%

Sullivan County

2

0.00%

Tioga County

2

0.00%

Wyoming County

2

0.00%

Figure A11

E co no mi c D e v e l o p m e n t
Ec o n o m i c D eve l o p m e n t
w it h i n M ont go me r y C o u n t y

Shopping patterns have evolved
since the adoption of the 1979 Comprehensive Plan. “Main Street” shopping has given way to the King of
Prussia Mall, outlet centers, and internet shopping. The competition
from such retailers has impacted
“Main Street” and the local shopping
districts. These areas need to be revi-

talized in order to compete with or
fill a niche that these other retail options are not providing.
Cultural and entertainment facilities/activities which were once located in the local shopping districts
have also moved to the western suburbs or are concentrated in Center
City. In 2005, the county had 120
shopping centers, malls, or standalone big box stores. These totaled

over 24.6 million square feet3. The
county had nearly 6.3 million square
feet of smaller shopping centers or
stand-alone retail stores in 2000.
Between 2001 and 2005 approximately 2 million square feet of retail
space was added in the county. The
construction of the Route 422 Marketplace at Oaks shopping center
in Upper Providence, a theater and
other stores adjoining King of Prussia malls and more retail at the Valley
Forge Marketplace in West Norriton
contributed to the increase in retail
space. These numbers do not account
for new development occurring in
nearby Delaware and Chester Counties (e.g. Main Street at Exton)4.
Based on employment data, the
County Comprehensive Plan assessed that after King of Prussia the
next four largest employment centers
were Lansdale, Blue Bell, Horsham,
and Bala Cynwyd. This designation
translates into a community that has
20,000-30,000 employees. Three
other notable employments centers
within the Township are Bryn Mawr
with 10,000-15,000 employees and
Ardmore and Wynnewood (5,00010,000 employees each).
Business Improvement
Distr icts

Two business improvement districts (BIDs) were created in Lower
Merion Township in the 1990’s. A
business improvement district (BID)
is a public-private partnership wherein businesses in a defined area elect to
pay an additional tax in order to fund
improvements to the district’s public
realm and trading environment. The
tax is collected through special as-

3 A shopping center must have a min. of 30,000 square
feet and stand-alone big box stores must have at least
60,000 square feet
4 2005 Shopping Center Inventory. Montgomery
County Planning Commission, 2005
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the district. BIDs are often grassroots
organizations driven by community
support. However, legislative authorization by the government is required
for a BID to be established.
The services provided by BIDs
supplement the services already provided by the municipality. Such supplemental services typically include
street and sidewalk maintenance,
public safety officers, park and open
space maintenance, marketing, and
development projects.
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2006 for Type I crimes evidenced by
the use of Community Service Representatives (CSR). For more information regarding the CityAve Special
Services District, please go to www.
cityave.org.

The Ardmore Initiative has worked
to make the commercial district more
attractive and welcoming to investors,
business owners, residents, shoppers
and visitors. It has provided comprehensive planning and management for
the district, and worked with Lower
Merion Township and other public
and private entities to coordinate resources in the most efficient way for
Ardmore’s benefit. The Ardmore Initiative has provided funding towards
projects such as the bus shelter at
Schauffele Plaza, improved pedestrian connections, and the commercial
façade program. It has also promoted
the district through the media and its
own publications.

Ardmore Initiative
The Ardmore Business District
Authority, known as the Ardmore
Initiative, was incorporated in 1993
as a special assessment district. This
followed a successful three-year Main
Street program (1990-1993) wherein
a long-range planning process was set
in place to determine what continued
City Avenue Special Services
marketing, economic development
District of Philadelphia and
and building façade improvements
Lower Merion
were desired by business and propThe City Avenue Special Services erty owners within the district.
District (CityAve) was formed in 1998
to address the unique needs of this
multi-jurisdictional urban business
and transportation corridor. Covering parts of Philadelphia and Lower
Merion, the District is the first multijurisdictional special services or business improvement district in North
America.
The CityAve District was tasked
with addressing areas of common
concern on both sides of City Avenue.
Those issues shared across both political borders included:
 Reducing crime levels to change
the perception that the area was
unsafe.
 Planning for and implementing
physical improvements including
streetscape and landscape projects.
 Marketing to customers including businesses, students, residents
and tourists.
 Securing additional local, state
and national resources.
 Creating common zoning that
Suburban Square was developed in the late 1920’s with a bank, post office and a few small tenants, and eventuwould assist in the attraction of new
ally a Strawbridge and Clothier department store. The outdoor mall was laid out like a streetscape, making it
development.
easy to go from one store to the next, with the buildings all in the same style. By the 1970s the center had
Since its creation, CityAve has had
its greatest success in the area of crime
reduction. The crime rate has been
reduced over 50% between 1998 and

fallen into decline both physically and socially, the mix of stores no longer appealed to the surrounding affluent
neighborhood and the center lacked a sense of place. Today, Suburban Square is a mixed use development
which maintains it’s pedestrian-friendly streetscapes and access and is an anchor for retail and office spaces in
Ardmore’s business district.
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E x a m ples of Major Renov ations and Expansions of
C o m m ercial Areas since 1979

Suburban Square: Coulter Avenue
1979 to 1995: A four-phase redevelopment of Suburban Square
was completed which expanded the center by 100,000
square feet.
2003:

An expansion which added approximately 40,000 square
feet of space. Marking the 75th anniversary, the Trader Joe’s
market and the relocated Ardmore Farmer’s Market were
opened. The two-story, retail/restaurant building which is
now the Logan Building with ground level retail including
the Corner Bakery and office spaces in the building was
also built.

2004:

A new stand-alone building of 8,400 square feet, which is
now the Urban Outfitters. An addition of 2,000 square feet
to a building along St. James Place.

CVS (originally Pier 1): Lancaster Avenue
1998:
Construction of a new retail building on an assembled
property (formerly Harrison & Ardmore Taproom
properties).
Bala Cynwyd Shopping Center: City Avenue
1988:
In 1955 the property was approved for development of
four stand alone buildings and two attached buildings. In
1988 the parcel was subdivided into two lots and a 7,300
square foot restaurant (presently Chili’s) was constructed.
1999:

Conversion of an existing row of stores adjacent to Lord
& Taylor and a building expansion of 10,486 square
feet to accommodate an Acme grocery store and a twostory “infill” addition between two other rows of stores
consisting of 11,146 square feet.

2004:

LA Fitness (formerly site of Acme) was rehabbed.
Additionally a 220 square foot addition was constructed
expanding Chili’s restaurant.

Bryn Mawr Square/Staples properties: Lancaster Avenue
1997:
Demolition of an oil storage and distribution facility and
conversion of an existing office building to a 23,000
square foot retail center and parking for 116 cars.

Wawa – Montgomery Avenue
1999:
Demolition of an existing gas service station and
construction of a 4,400 square foot convenience market
with associated parking and loading.
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Acme Market: Montgomery Avenue
2001:
10,000 square foot addition to the existing 17,556 square
foot Acme Market.

Whole Foods (originally extension of Seafood Shanty):
Lancaster Avenue
1988:
Rehabilitation of existing structures and construction of a
7,180 square foot building addition to the Seafood Shanty
restaurant.
1994:

Construction of 3,500 square foot building addition to
Fair Fields (formerly Seafood Shanty) and reduction of 14
parking spaces.

Main Line Hospitals Medical Office: Lancaster Avenue
1989:
Construction of a 3-story, 16,848 square foot office
building and 68 parking spaces on an undeveloped parcel.

Wynnewood Shopping Center (Genuardi’s): E. Wynnewood Road
1996:
Revitalization of Wannamaker Building by Federal Realty;
Glass vestibule in front of Bed Bath and Beyond was
constructed.

Wynnewood Square Shopping Center: Lancaster Avenue
1998:
Additions to the shopping center, parking reconfiguration,
landscaping and a stormwater management facility.
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The Green Fields/Green Towns
Program builds on the successes of
the previous ten-year program started
in 1993 by the Montgomery County
Board of Commissioners to identify
and save the county’s vanishing open
space. Under the original Montgomery County Open Space Program the
Township acquired and preserved
the 103-acre Pew Estate now known
as Rolling Hill Park by using $2.5
million in open space funding. The
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Changes

second phase of the Montgomery
County Open Space Program began when the Montgomery County
Commissioners officially adopted the
new Green Fields/Green Towns Program on December 18, 2003. The
ten-year, $150 million program was
approved by voter referendum in
November 2003. The Green Fields/
Green Towns Program furthers the
original goals by supporting public
and private sector land preservation,
this time with increased dedicated
funding. All Montgomery County
municipalities are eligible to apply for open space grants, provided

that they update their existing open
space plans. In order to be eligible for
funding, the Township completed the
2006 Open Space and Environmental
Resource Protection Plan. The Open
Space Plan was the first element completed of the Comprehensive Plan
The Montgomery County Open
Space Program has fueled the Township’s open space preservation efforts.
The table below illustrates open space
projects that have come to fruition
with the assistance of the Montgomery County Open Space Program
(Figure A12).

O p e n S pac e Pro j ects f u nde d throu gh the
M o n t g o m e ry C o unty Ope n Space Progra m

Year

Project Name

Purpose

County Funding
Received

Township
Match

Project
Cost

2007

Linwood Park,
Ardmore

Purchased a 1-acre parking lot in a densely
populated neighborhood for conversion into
a public park.

$880,000

$220,000

$1.1M

2007

Warner Avenue
Playground, Ardmore

Resurfaced and enlarged the basketball
court, handicap accessible playgrounds, and
increased green space.

$48,822

$12,206

$61,028

2007

Township-wide Tree
Inventory & Planting

Inventoried and tagged all Township street
trees; determined the type of trees and
the condition of street trees through the
Township and established a database.

$168,000

$42,000

$210,000

2008

Ashbridge Memorial
Park, Bryn Mawr

Install a stone dust path around the
perimeter of the park and undertake a major
tree planting project.

$49,760

$12,440

$62,200

2008

Cynwyd Heritage
Trail, Belmont Hills

Purchased a 6.5-acre former railroad spur to
extend Cynwyd Trail.

$200,000

$50,000

$250,000

2008

Flat Rock Park

Paved trail and pedestrian bridges through
24.3-acre waterfront park.

$200,000

$50,000

$250,000

2008

Flat Rock Park

Purchased 1.27 acres to expand Flat Rock
Park past the Flat Rock Dam.

$6,800

$1,648

$8,448

2009

Cynwyd Heritage
Trail, Belmont Hills

Phase I construction improvements to the
Cynwyd Trail including the design and
construction of a 12’-14’ wide paved path.

$1,038,207

$259,758

$1.3 M

2009

130 Highland Avenue,
Belmont Hills

Acquire 0.86 acres to develop a
neighborhood pocket park.

$216,000

$54,000

$270,000

2009

Township-wide

Implement the Urban Forestry Management
Recommendations contained in the 2008
Shade Tree Inventory Management Plan of
Lower Merion Township.

$18,000

$4,500

$22,500

2009

Cynwyd Heritage
Trail, Bala Cynwyd

Acquire 8.29 acres from Westminster
Cemetery for inclusion in the Cynwyd
Heritage Trail

$264,000

$66,000

$330,000

Figure A12
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E s tate s d e v e l o p e d s i n c e 1 990
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Figure A13

1.
2.
3.
4.
5.
6.

Edward Estate aka Devereux
Henley at Spring Mill
Maier Estate aka Harriton Farms
Bernardine Sisters
Rachael Fitler Estate aka Aisling
Helen Edward Estate on
Page Terrace
7. Scheetz Tract on Mirabeau Lane
8. Avignon
9. Johnson Estate aka Fenimore
10. Bevan Tract aka Idlewild

11. Firestone Estate aka Rock Creek
Estates
12. Tredennick Estate on
Harriton Road
13. Pierce Property on
Williamson Road
14. Mary L. Smith Estate on Maple Hill
Road
15. Petrus Tract on Righters
Mill Road
16. Elsom Tract on Old Gulph Road

17.
18.
19.
20.
21.

Knightsbridge
Sydbury Glen
Lipkin Estate on Old Gulph Road
Strawbridge Estate
Minfford Estate

19

20
Changes
Trends

issues

report

1979
Plan

Regional
Plans

MPC
Changes

Fenimore- The 44 acre Johnson Estate in Gladwyne was subdivided into 25 lots, two preservation areas totaling 17.4 acres and a 4.3 acre private
historic homestead containing the estate house, garage and gardens in 2002. The property also contains several historically significant buildings
including a large estate house with a formal garden.

Strawbridge Estate- The former Isaac Clothier estate was subdivided from a 5.7-acre parcel into three lots, including the eight new semi-detached
carriage homes, an historic estate house, which is a large half-timbered Tudor residence that was one of three on the estate “Ballytore” of Isaac
Clothier, and 2.3 acres of common Preservation Area.

Devereux- The former estate of Arthur and Jadwiga Edwards is a 33.5 acre tract of land in Villanova. The tract was developed uniquely into
three separate parcels in 1995. The first fronting on Montgomery Avenue subdivided into six larger sized lots. The second contained the pre-1925
estate house and the frame hunting lodge, known as “Northwick” dates from 1885. The Arthur O. Edwards Center of the Devereux Foundation
renovated this building which serves as the foundation’s educational facility for their staff. The last parcel fronting on Old Gulph Road was
subdivided into nine residential lots.
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Harriton Farm- The 55 acre Maier Estate in Villanova was subdivided
into 35 lots, which include seven existing historic structures.
Twenty-eight new homes were scheduled to be built. The Preservation areas of 27.6 acres protect four unique characteristics of the
property, open meadows at the corner of Spring Mill and Old Gulph
Roads, a stream corridor, mature woodland, and the historic structures intermixed throughout the development. Most of the private
historic homesteads were extensively renovated. The property was
placed on the National Register of Historic Places in 1985.

MPC
Changes

Harriton Farm-In 2007, the project was awarded the Montgomery
Award which acknowledges outstanding land developments and
revitalization achievements in Montgomery County. It was noted
that Harriton Farm illustrates how creative and sensitive site planning can effectively create a well-designed community that carefully
blends historic structures with new development while retaining
natural features, providing open space, and creating a pleasant
living environment.

Open Space Preser v ation Distri ct

Minfford- The former Ervin Estate located in Bala Cynwyd, known
for the mansion on the property named “Minfford”. The site was
divided into 12 residential lots, with the two existing residences
remaining on separate lots. The preservation area of 4.3 acres
protects the undeveloped land containing wetland, steep slopes,
woodland, floodplain, and a small stream.

In response to an increase in the subdivisions of large estates in the 1980’s, the Open
Space Preservation District was adopted in
1990. The purposes of the ordinance include:
 Encourage innovation in the residential development of large tracts;
 Provide an effective means of responding
to site conditions for the preservation of
floodplains, wetlands, streams, valleys and
woodlands and other natural and scenic
features of historic resources; and
 Provide for open space preservation, orderly growth and enhancement of natural
resources.
The district functions as a Township-wide
overlay on all residentially zoned parcels five
acres and larger. The Ordinance requires that
at least half of the total parcel be preserved as
open space and encourages that the subsequent development be clustered. The Open
Space Preservation District Ordinance was
amended in 2005 to further encourage the
preservation of historic resources. Since 1990,
20 large tracts, including the Johnson Estate
in Gladwyne, Harriton Farm in Rosemont and
Strawbridge Estate in Wynnewood have been
developed under this ordinance.

21

22
Changes
Trends

issues

report

1979
Plan

Regional
Plans

Hi s to ric p r e s e rvatio n

The Township has a long and devoted history of protecting its historic
resources through the adoption of a
strong historic preservation ordinance
and the creation of several historic districts. As early as 1962, the Township
enacted an historic district ordinance
which provided for the protection of
groups of historic resources within a
contiguous boundary.
C er t ified L o c a l G ove rn m e n t

The Township obtained designation as a Certified Local Government
in February of 1992. The Certified
Local Government Program is a preservation partnership between local, state
and national governments focused on
promoting historic preservation at the
grassroots level. The program is jointly
administered by the National Park Service (NPS) and the State Historic Preservation Offices (SHPOs) in each state,
with each local community working
through a certification process to become recognized as a Certified Local
Government (CLG). A CLG can then
become an active partner in the Federal Historic Preservation Program and
the opportunities it provides.
H i s t o r i c R e s o u rc e O ve r l ay
D i st r ic t

In 2000, Lower Merion Township
adopted the Historic Districts and Resources ordinance. This chapter established the Historic Resource Inventory
and allows for protection of historic
resources not within a contiguous
district. The ordinance also created
the Historical Commission. The Historic Resource Overlay District, Article
XXVIA of the Zoning Code, was also
established in 2000. The Historic Resource Overlay District provides procedural guidelines for land development
and subdivision applications which
may affect historic resources. The ordinance provides certain dimensional
and use incentives for applicants that
are willing to provide façade easements

MPC
Changes

on their historic property through the
Conditional Use process.
Nearly 1,000 properties are listed
on the Township’s Historic Resource
Inventory, including four National
Historic Landmarks, five National
Register Historic Districts, properties
within six local historic districts and
individual properties throughout the
Township.
P re ser ve Amer ica

In 2007 Lower Merion applied for
and obtained designation as a Preserve
America Community. Preserve America is a White House initiative developed to recognize historic preservation efforts in local communities and
to provide the opportunity to further
these efforts, as well as increase heritage education and tourism in these
communities. One of the many benefits of designation includes eligibility
to apply for Preserve America grants
which are intended to encourage heritage related education and tourism.

MA JO R ISSUES AND
OBJECT IVES OF T HE
197 9 TOWNSH IP
COMP R EHENSIVE
PLAN
The Township’s 1979 Comprehensive Plan analyzed specific elements
(e.g., housing, land use, transportation,
population, etc.) of the Township’s demographic and land use trends so as
to provide a framework for projecting future development patterns. The
analysis also clarified existing conditions in the Township, and set forth
the problems and limitations affecting
the municipality. From these findings,
assumptions were made and land use
policy was developed. It is interesting
to note that now 30 years later, as the
new Comprehensive Plan is being developed, many of these same assumptions and goals are valid today and will
direct the new Plan’s policies.
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A p p l ic abi l ity o f 1 9 7 9 C o m p r e hens ive Pl an
A s s u mp ti on s

The assumptions of the 1979 plan are as follows:
1. That, considering the 7% population increase in the 1960-1970 decade
and the relatively small increase realized since 1970, future population
growth will be very limited during the next several decades.
The DVRPC projected that by 2000 the Township’s population would reach
68,1335, however according to US Census data the population of the Township had actually decreased from 63,594 in 1970 to 58,740 in 2000.
2. That the Township’s population will continue to mature so that there will
be more people aged 65 years old and over, and less people in the under
18 age brackets.
The population aged 65 years old and over has increased from 14 percent
(9,170) in 1970 to 18 percent (11,043) in 2000. Additionally, the number of
school age children declined by nearly 5,000 during the same period of time
according to US Census data.
3. That single family developments will continue to occupy the least utilized portions of the Township, while multi-family projects will occur
within the densely populated portions of the municipality.
Historically the densest neighborhoods of the Township have been located
near transit facilities and automobile corridors and the same holds true today.
There is also a direct correlation between the density of the neighborhoods
today and the zoning designation affecting the neighborhoods.
4. That the Township’s desirable location in the Philadelphia region and the
ease of access by automotive and public transportation to nearby employment centers will continue to enhance the Township as a residential
community.
The Township has been able to maintain its draw as a residential community
with approximately 75 percent of the Township devoted to residential uses,
predominantly single-family detached homes, organized in neighborhoods of
various styles and densities.
5. That the demand for housing will remain high due to the shortage of
developable land and the general desirability of the Township’s living
quality.
In 1970 approximately 56 percent of the land in the Township was dedicated
to residential uses and that amount has increased to nearly 75 percent in
2008.6 In 2008 the median sales price of housing units was $500,000.7
6. That the trend will continue towards reduced lot sizes with commensurate sized homes to compensate for inflationary pressures. This trend
also saves energy.
This will be explored fully in the Housing Element.
7. That the trend towards smaller family sizes will result in smaller population increases for the Township.
Family sizes have increased slightly from 1970 to 2000, although population
figures have decreased. In 1970 the population of Lower Merion was 63,564
compared to the 2000 figure of 58,740.

5 DVRPC, Year 2000 Baseline Forecasts, December 15, 1975.
6 1979 Lower Merion Township Comprehensive Plan, p. D-16, Township of Lower Merion Community Map 2008
7 Montgomery County Median Prices for Housing Report 2008. Montgomery County Planning Commission 2009 page 3
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8. That the age of housing stock in the southern portion of the Township
will require a strong code enforcement program to preserve the existing high standards of development.
This will be explored fully in the Housing Element.
9. That the new multi-family units will continue to be constructed in the
location of high population concentrations along public transportation
and commercial corridors, thereby affording accessibility to all community facilities.
The three highest areas of concentration for multi-family units in the 2000
data were North Ardmore, East Ardmore, and Bala near public transportation and commercial corridors.
10. That the change in the population base of the Township will require
the continuation of the extensive and well diversified recreation system that now exists.
This will be evaluated in the Parks and Recreation Plan which will become
a part of the Comprehensive Plan.
11. That automobile traffic will continue to increase in volume, placing
additional strains on the existing circulation system.
This will be evaluated in the Circulation Element.
12. That the commercial areas along Lancaster and Montgomery Avenues
in Ardmore and Bryn Mawr will be recognized as the central business
districts and will be physically enhanced by means of various design
techniques.
The County’s 2005 Land Use Plan identified Ardmore, Bryn Mawr and
Bala Cynwyd as regional development centers expected to see continued
development, redevelopment and revitalization. In 2006 Ardmore Storefront Design Guidelines were prepared to guide retail storefront design and
development in the Ardmore Commercial Center Historic District. Additionally, numerous storefronts have been repaired or restored through
the use of funds available through the Montgomery County Revitalization
Program. The Bryn Mawr Village District, adopted in 2008, incorporates
Development Design Standards in the Zoning Code.
13. That ecologically sensitive lands will continue to be recognized and
preserved in future land developments in the Township.
The Township has actively advocated for the preservation of open space.
The Open Space Preservation District was adopted in 1990. The Ordinance
requires that at least half of the total parcel be preserved as open space and
encourages that the subsequent development be clustered.
14. That extensive open lands are no longer found in areas of population
concentrations. Therefore, some travel will be necessary in order to
use open space or recreation lands.
This will be evaluated in the Parks and Recreation Plan which will become
a part of the Comprehensive Plan.
15. That the administration of ordinances with proper site and design
review procedures will preserve environmentally sensitive streams,
soils, and wooded areas.
In 1989 the Natural Features Conservation Code, Chapter 101 of the
Township Code was adopted to conserve land and water resource areas.
16. That the stability of the Township will allow for a high standard of
public facilities and services to be maintained, including parks, playgrounds, schools, and utilities.
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Goa l s an d Obje c tiv e s
o f th e 1 9 7 9
C o mp r eh e n s i v e P l a n

The statement of goals and objectives provides a framework for
the recommendations that constitute the future land use plan. They
are intended to reflect the quality of
suburban living and the values of
the community’s residents, as well as
the opportunities and limitations expressed the analysis of existing conditions.
The following goals and objectives are therefore established as part
of the Comprehensive Plan:
1. To preserve and enhance the
character and living quality for
all residents in all parts of the
Township. This will support
the Township’s primary role as
an attractive residential community with a wide range of housing
choices for all income levels.
2. To provide a suitable level of
community facilities in accordance with the density of development prevailing in each neighborhood.
3. To provide a safe, rapid, convenient and efficient transportation
system, with minimum adverse
effects on adjacent properties.
This may include an integrated and coordinated system of
streets, expressways and public transportation systems both
within the Township and on a
regional basis.
4. To encourage a diverse and
sound economic base that would
permit the continuation of a high
standard of municipal services
without imposing undue tax burdens.
5. To encourage in selected core areas, the continuation of commercial and industrial activities to
provide employment and serve
the needs of both local residents
and non-residents.
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6. To recognize the natural constraints preventing development
in certain areas, such as floodplains, steep slopes, and erosionprone land, and the necessity of
preserving these critical areas for
the benefit of all citizens.
7. To guide future land development and community facilities
to meet the needs of Township
residents while also insuring that
new development is compatible
with existing developments.
8. To encourage a diverse population composition with equal opportunity for safe, decent and affordable housing.
9. To encourage the preservation
of all historical structures in the
Township.
10. To encourage continued efforts
to coordinate regional services
and conservation efforts.

IMPACT OF LONG
RANGE R EGION AL
PLA NS ON LOWER
ME R ION TOWNSHIP
M o ntgom e ry Cou nty
C o m pre he ns ive Plan

In September 2005, the County
adopted its Comprehensive Plan:
Shaping Our Future: A Comprehensive Plan for Montgomery County.
The plan serves to guide the growth
and development of the County for
the next ten years by outlining an established set of goals, objectives and
strategies.
H ow the County Plan Relates
t o P l anning Activities of
L ower Merion Township

The ability for counties and municipalities alike to plan comes from
the state’s planning enabling legislation, the Pennsylvania Municipalities Planning Code (MPC), Act 247,

as amended. The required elements
of a county comprehensive plan and
those of a municipal plan are similar
and include such things as: land use,
housing, and protection of natural
resources.
A county comprehensive plan
is “a land use and growth management plan prepared by the county
planning commission and adopted
by the county commissioners which
establishes broad goals and criteria
for municipalities to use in preparation of their comprehensive plan
and land use regulation.” The plan
is intentionally general in nature so
that it may be applied to communities throughout Montgomery County.
As such the plan does not get down
to the level of detail that is found in
a municipal comprehensive plan and
does not replace nor supersede a local comprehensive plan. While not
required, the MPC does provide incentives for a municipality to adopt
the county comprehensive plan. The
associated state benefits of adopting
the county plan include:
1. The authority to do specific
plans, where communities can
lay out how they want a non
residentially-designated area to
develop over time.
2. Higher priority for state technical assistance and financial aid
(e.g., Pennsylvania Department
of Community and Economic
Development’s (DCED) – Land
Use Planning and Technical Assistance Program (LUPTAP).
3. To provide by cooperative agreement for the sharing of tax revenues and fees by municipalities
within the region of the plan.
4. The power to transfer development rights across municipal
boundaries.
In addition to such state benefits,
a municipality adopting the County
Comprehensive Plan also receives the
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following benefit from the County:
Under the County Revitalization
Program, communities are required
to provide only a 10% match, as opposed to a 20% match for communities not adopting the County Comprehensive Plan.
With regard to Lower Merion,
many of the desired outcomes of the
County Plan are actively being pursued through recent programs, such
as the involvement in the County
Open Space and Revitalization Programs. Additionally, through zoning
ordinance amendments, the Township is setting the stage for the type of
development that its residents desire.
Lower Merion Township adopted
the County Comprehensive Plan in
2009.

an advisory document to the Township, it serves as the basis for the
Transportation Improvement Program
(TIP), a capital program of highway,
bridge and public transit projects, as
well as separate plans for regional airports, goods movement, Intelligent
Transportation Systems and bicycle/
pedestrian activities. Proposed projects must be included on the TIP if
they are to receive federal funding.
The Plan is also used to evaluate the
consistency of sewer and water projects in the New Jersey and Pennsylvania portions of the region, as well as
relating regional plans to the ongoing,
concurrent planning at the municipal,
county and state levels.

Planning Commission (DVRPC) is
the federally designated and certified
Metropolitan Planning Organization
(MPO) for the Philadelphia-CamdenTrenton region. As an interstate,
intercounty, and intercity agency,
DVRPC advises on regional policy
and capital funding issues concerning
transportation, economic development, the environment, and land use.
Connections the Regional Plan for a
Sustainable Future was adopted by
the DVRPC Board on July 23, 2009
as the long-range plan for the Greater
Philadelphia region. The Connections
plan puts a strong emphasis on creating livable communities, managing growth and protecting resources,
building an energy-efficient economy,
and creating a modern multi-modal
transportation system.
Metropolitan Planning Organizations are key actors in regions across
the country, helping to implement the
federal Surface Transportation Act,
which provides funding for transportation projects. While Connections is

The Pennsylvania Municipalities
Planning Code (MPC) has evolved
over time to address the changing
land use needs of the Commonwealth. Since 2000 several amendments to the MPC have been enacted.
The most prevalent amendments are
highlighted below:

Cha n g e s to t h e
Pen n s y lva n ia
C o n n e ctio n s : T h e
Mun ic ipal itie s
R e gi o na l Pl a n f or a
Pl an n i n g C o d e
S u s tainab l e F ut ur e
The Delaware Valley Regional (MPC )

AC T 67 OF 2000:
IN T E RGOVE RNMEN TAL
COOPE RATION

This Act amended the MPC to further provide for intergovernmental
cooperative planning and the adoption of implementation agreements.
The act provides county cooperation
and facilitation in developing multimunicipal comprehensive plans and
cooperative implementation agreements to help achieve general consistency between the multi-municipal
comprehensive plan and individual
municipal ordinances.

ACT 68 OF 2000:
TRA DITI ONA L
NEI GH B ORHOOD
DEVELOPMENT

Act 68 was a more comprehensive
amendment to the MPC. The intent
of the Act, among other things, was
to address the compatibility of development in one municipality with
the development in contiguous municipalities; to require general consistency with the county comprehensive
plan; to require municipal ordinances
to generally implement the municipal
or multi-municipal comprehensive
plan; to require municipal or multimunicipal comprehensive plans be
reviewed at least every 10 years; and
make changes to the impact fee provisions. The laws also provided the
Governor’s Center for Local Government Services with an expanded role
in land use planning.
Traditional Neighborhood Development (TND) was added as part of
Act 68. It enables the governing body
of a municipality to enact, amend,
or repeal provisions of a zoning ordinance in order to fix standards
and conditions, including an overlay
zone, for traditional neighborhood
development. It also sets forth procedures for application, hearings, and
tentative and final approval of TND.
Additionally, the language provides a
municipality the ability to adopt by
ordinance, a manual of written and
graphic design guidelines to assist
applicants in the preparation of proposals for a traditional neighborhood
development.
ACT 127 OF 2000:
PROCEDU RAL
AMENDMEN TS

This Act encompassed numerous
procedural amendments and included a provision to prevent additional
challenges by a landowner on the
same parcel(s) if a challenge is already
pending.

