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I NVEN TORY A ND AN ALYS IS OF PL A NNI NG S TUDI ES
A ND REGULATORY EFFORT S

While the Township has not prepared and adopted an official Comprehensive Plan since
1979, the following review of plans and studies prepared between 1998 and 2008 combined
with ordinance amendments enacted between 1996 and 2008 reveals that the Lower Merion
Township Managers and Board of Commissioners have nonetheless proactively and ‘comprehensively’ planned and zoned to address ongoing issues, satisfy community goals and meet
new challenges.
During this time period, the various departments that comprise the
government of Lower Merion Township have undertaken 60 plans and
enacted ordinances amending approximately 560 code sections to
address issues relating to land use,
transportation, housing, community
facilities, stormwater, historic preservation and open space.
The review of the planning and
regulatory activity reveals that the
vast majority of the planning studies and subsequent regulatory efforts
undertaken over this period included
a thorough civic engagement process and that the studies and ordinances often employed cutting edge
techniques and tools to address the
particular conditions and challenges
facing the Township. The review also
reveals that the depth of the planning
studies and regulatory efforts required
to address the specific issues and conditions of Lower Merion Township
sometimes resulted in recommendations and implementation strategies
independent and uncoordinated from
other community needs and planning
efforts.
This section provides an audit of
recent planning studies and regulatory efforts (ordinances) undertaken
to inform residents, stakeholders and
officials with a coherent narrative and
picture of the comprehensive planning efforts of Lower Merion Township.

P ROPOSED ORDINANCES
1 9 9 6 -2008

Between 1996 and 2008, the Lower Merion Township Board of Commissioners enacted approximately
558 code section amendments related to land use and land development.
Most of these ordinance amendments
enacted recommendations of official
planning studies; however, some of
the ordinance amendments resulted
from internal staff reviews and reports generally not considered official planning studies.
The review of regulatory efforts
and ordinance amendments reveals
that, even though many of the efforts

Figure F1

were not undertaken to specifically
implement the Comprehensive Plan,
the regulatory efforts were consistent
with the stated goals and policies of
the Township. While many of the
ordinance amendments addressed
minor procedural requirements or
clarified terms and definitions, several zoning ordinance amendments regarding overlay districts have specific
implications for the Comprehensive
Plan.
The following is a summary of
land use related ordinance amendments prepared between 1996 and
2008 (Figure F1).
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N a t u r a l Feat u re s C o d e

The Natural Features Code (NFC)
was enacted in 1989 to protect and
preserve the natural features, including trees, watercourses and steep
slopes that define the Township and
directly contribute to ensuring that
the Township retains its position as a
residential community of the highest
quality. The NFC is applied through
the land development and building
permitting process and seeks to ensure that new development is harmoniously sited in the existing landscape.
Between 1996 and 2008, the NFC
was amended sixteen times. The
amendments generally provided the
Township and developers flexibility
to evaluate potential impacts to existing trees from new development. The
ordinance amendments refined the
literal enforcement of the tree protection requirements with the goal of
preserving more trees.
Su b d i v i s i o n a n d L a n d
D evel op m e n t C o d e

Between 1996 and 2008 the Subdivision and Land Development Code
(the Subdivision Code) was amended
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41 times, primarily in response to increasing infill development. As the
Township becomes built out and the
supply of easily developable land
dwindles, developers increasingly
seek development opportunities with
greater impact upon existing natural
features.
The Subdivision Code was established to promote orderly, efficient,
integrated and harmonious development. The organizing principle
of the Subdivision Code is the establishment of a regular lot pattern
throughout the community. Some of
the amendments to the code clarified
and defined the depth, side yard and
setback requirements for lots to ensure that new development did not
adversely impact existing development through irregular platting. One
ordinance amendment in particular
was enacted to ensure new infill lots
would not result in the creation of
nonconforming conditions on adjacent properties.
In 2006, the Subdivision Code
was amended to include a recreation
set-aside provision in response to an
emerging trend towards multi-family
development occupying increasingly
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larger percentages of development
sites. The planning concern was that
the trend towards maximum site
build-out in higher density residential
developments was leaving very little
on-site private recreational space for
residents. This resulted in a less than
optimal on-site condition that could
potentially put added stress on proximate public recreational facilities.
The recreation set-aside was a recommendation of numerous planning
studies, including the 2006 Open
Space Plan. The recreation set-aside
provisions require developers of three
or more units to set aside 15% of the
land area of new developments for
recreational use by residents of the
development or to contribute $2,500
per unit towards a fund to provide
off-site facilities or improvements.
Several new multi-family developments have been approved since
the enactment of the Recreation setaside ordinance. Generally, developers have chosen to maximize their
on-site development potential and
have opted to contribute to the setaside provisions. It is anticipated that
recreational fees generated through
new development will help fund en-

Figure F2
Approximately 42% of the amendments to the Zoning Code, not including revisions to definitions, were
substantive in nature (meaning that
the amendments directly impacted the
utilization of property in regards to
required setbacks, parking, buffering,
design or use).
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hancements to the Township’s newest
parks, Linwood Park in Ardmore and
the Cynwyd Heritage Trail in Bala
Cynwyd.
Z on in g C od e

Between 2003 and 2008, the
Board of Commissioners amended
444 separate code sections of the
Zoning Code (Figure F2). Changes
to the Zoning Code accounted for
the overwhelming majority (79%) of
land use related ordinance amendments undertaken during this period. Approximately half (48%) of the
zoning amendments involved changes to the ‘Definitions’ section of the
Zoning Code. One important change
to the ‘Definitions’ section clarified
the distinction between “Accredited
Educational Institution” and “Certified Educational Institution”. These
definitional changes were necessary
to ensure that only educational uses
such as schools were permitted in
residential districts, and more com-
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mercially oriented instructional organizations such as dance studios, were
restricted to commercial districts.
Sixty-two amendments directly
impacted uses permitted on properties throughout the Township. The
most significant changes to permitted uses involved the creation of new
overlays and zoning districts, which
largely redefined how specific areas
of the Township, such as Rock Hill
Road, would be redeveloped. However, smaller amendments also have
the ability to affect the character of
the Township, such as the 2005
amendment to the Ardmore Special
Development District permitting
coffee and teahouses and the 2000
amendments to exclude off-track
betting parlors as accessory uses in
various commercial districts.
Parking
During this period, the Township passed 41 separate Zoning Code
amendments involving parking. Several of the parking amendments were

ISSUES A DDR ESSED THROUGH
ZON I NG O R D IN A NCE A MENDMEN TS 1996-2008
Private Property Rights versus Community Character

165

Form and Scale of New Construction

100

Economic Development

88

Density

77

Institutional Expansion

56

Affordable Housing

55

Parking

41

Stormwater Management (including Impervious Surface)

23

Circulation

18

Routine Code Maintenance

17

Historic Preservation

16

Open Space and Recreation

16

Community Facilities and Infrastructure

12

Energy Conservation

5

Regional Cooperation

0

Figure F3
Staff identified which issue was addressed or impacted by each of the Zoning Code
amendments. The issues addressed exceed the number of amendments because a single
amendment may touch on several issues.

Stakeholder
Issues

Staff
Analysis

undertaken to revitalize commercial
areas, including one amendment to
relax parking requirements for restaurants. One parking amendment
was enacted in response to the particular needs of institutional properties by authorizing the Board of
Commissioners to permit some or
all of spaces required through expansion to be held in reserve until
such a time that they determine that
the spaces are needed. The reserve
parking provision is an example of
a pro-active amendment required to
balance institutional expansion with
neighborhood preservation.
Impervious Surface
The definition and amount of impervious surface on every property is
regulated through the Zoning Code.
Impervious surface restrictions are
important zoning and planning regulations because the requirements
define how much of a property can
be developed and how much is left
as undisturbed open space. In many
ways, the Township’s impervious
surface regulations impact the form
and density of new development
more than any other bulk and area
standard in the Zoning Code. Quite
simply, the amount of impervious
surface permitted on a site directly
corresponds to a site’s development
potential. Additionally, impervious
surface requirements indirectly relate
to stormwater management by defining areas of a site where stormwater
must be addressed on-site and by
potentially limiting the amount of
runoff which could harm other properties.
Lower Merion became one of the
first municipalities in the Commonwealth to regulate impervious surface
coverage when the Township adopted
provisions in 1990. Since that time,
regulation of impervious surface has
been a work in progress as the Commissioners, township staff and property owners have continually worked
to achieve an appropriate balance
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between pervious and non-pervious
surfaces permitted on-site. One of the
primary concerns of impervious surface regulations is the impact upon
the ability of existing properties to
reasonably expand.
“Impervious Surface” is
any material placed on or
above the earth, the artificial
impacting of the earth, or
any material change in the
natural surface of the earth,
which substantially reduces
or prevents the natural
percolation of water or which
reduces the undisturbed open
space areas on a lot. Examples
include but are not limited
to structures, including eaves,
roofs and roof overhangs;
parking areas (whether hardsurfaced or not); driveways;
sidewalks; patios and decks;
sport courts; and pools.36
36 Lower Merion Township Zoning Code §155-4. Definitions

Over the years the Township has
made the following notable amendments to the impervious surface requirements:
In 1992, a series of impervious
surface amendments were enacted to
permit properties which became nonconforming as a result of the 1990 ordinance to reasonably expand. These
provisions allowed an additional 1%
expansion for nonconforming properties and were primarily directed at
residential and institutional properties. These provisions were subsequently amended in 1993 to permit
new pools and decks to exceed limitations by 5%.
In 1998 and 2002, in recognition
of the impact of impervious surface
regulations on planned public school
expansions, the impervious surface
provisions were amended to permit
private and public schools to exceed
impervious surface limitations by
5%. These amendments also includ-
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ed requirements that the additional
volume of runoff generated by the
expansion be fully recharged in a system to meet a 100-year storm event.
The amendments were necessary primarily to provide for the expansion of
public schools to meet changing state
mandates regarding facility size and
also to implement the desires of the
community to provide high quality
facilities while balancing the needs of
surrounding residential neighborhoods in which they were located.
In 2005, the impervious surface
provisions were comprehensively
amended to further permit the reasonable expansion of existing residential properties and to recognize
the trend toward complete redevelopment of residential and commercial properties through tear downs
and rebuilds. To this end:
 The provisions relating to the 5%
expansion for pools and decks
were removed and replaced with
new provisions permitting any lot
in a residential district used exclusively as a dwelling to exceed
the impervious surface requirements by 5% or 1,500 square
feet, whichever was less. The new
provisions further refined the specific requirements under which a
property may be expanded. The
amended expansion provisions
excluded lots where a new principal building was constructed
within the prior ten years or
where an addition to the principal
building followed the demolition
of more than 75% of the original
building area.
 The new provisions also strengthened recharge requirements to
require complete recharge of the
stormwater runoff volume from
the additional impervious surface
for a 100-year storm event.
 Additional provisions were instituted to reduce the impact of
new larger, stormwater recharge
facilities upon natural features by
requiring the systems be located

Stakeholder
Issues

Staff
Analysis

or constructed to not disturb
steep slopes or existing trees. The
provisions also included stronger
requirements for tree protection
and tree replacement.
 Recognizing that potential off-site
property damage could result from
failure of private on-lot recharge
facilities the new provisions also
require a perpetual maintenance
covenant running with the land
and a system inspection every
two years.
In 2006, to further allow reasonable expansion of existing residential
properties, the definition of impervious surface was amended to exclude
wood decks less than 200 square feet
if constructed with space between
the planks and over a pervious surface. Fifty percent of decks over
200 square feet would be counted
as impervious surface. If the wood
deck over 200 square feet exceeded
the impervious surface limitations,
a stormwater management system
must be installed. The amendments
also included provisions recognizing the benefits of pervious paving
technology by exempting pathways
six feet or less in width constructed
of grass pavers or porous paving not
intended for auto use from impervious surface calculations.
Continuing Care Facilities
In 2004, the Board of Commissioners elected to amend the provisions for the Continuing Care for the
Elderly to meet the current needs of
the township’s aging population. In
1990, the provision for the ratio of
nursing facilities to residential units
was increased to 35%. At that time,
the Board suggested that Waverly
Heights return to the Board when the
actual needs of the facility approached
35%. In 2004, when Waverly Heights
returned to the Board, they indicated the projected nursing facility to
dwelling unit ratio exceeded the 35%
threshold and also that the current
impervious surface limitations were
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not sufficient to meet the demands
of the Continuing Care Facility. Staff
recognized earlier that many of uses
that are permitted in residential zoning districts do not fit into the impervious surface limitations established
for residential uses. This amendment increased the nursing facility to
dwelling unit ratio from 35% to 45%
and permitted impervious surface to
be as much as 8% above what is permitted for single family dwellings in
the underlying zoning district. The
additional impervious surface must
include a stormwater management
system that is designed to recharge
a 100-year storm. This amendment
recognized the current and future
needs of Continuing Care Facilities.
N ew Z on i n g D i s t ri c t s a n d
O ver l ay D is t ri c t s

In response to the changing
trends of the Township and as a result of numerous planning studies,
three new zoning districts and three
new overlay districts have been created since 2000.
In addition, the City Avenue District, a joint effort between the City
of Philadelphia and Lower Merion
Township, is also currently being investigated and developed at the time
of this writing (Figure F4).
One new overlay district, the
Historic Resource Overlay District
(HROD), establishes requirements
for designated historic resources
throughout the entire Township, in
addition to the underlying requirements for the individual zoning dis-
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tricts in which each resource resides.
The establishment of the overlay district is important as it allows for the
protection of historic resources and
incentives to preserve resources not
located within historic districts.
Two of the new districts, the
Medical Center District (MC) and
the Bryn Mawr Medical District
(BMMD), were created to recognize
the importance of large-scale medical
facilities while balancing the inherent
need for medical facilities to respond
to changing social and technological
conditions with the pattern of the
existing residential and commercial
built environment in which they are
located. The MC District addressed
the needs of the primarily residential neighborhoods around Lankenau
Hospital and the provisions of the
BMMD addressed both the needs of
the surrounding residential neighborhood and the potential revitalization
of the Bryn Mawr commercial area.
The creation of stand-alone districts
for medical uses eliminated the need
for future expansions to be approved
through the Special Exception process and provided the Board of Commissioners, surrounding neighbors
and the hospitals with a more predictable approval process.
Two of the new overlay districts
and one of the new zoning districts,
the Mixed Use Special Transportation
District (MUST), the Rock Hill Overlay District (ROHO) and the Bryn
Mawr Village District (BMVD) were
created to revitalize existing commercial areas by integrating mixed
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uses, improving public transportation access and including design
standards to make each district more
pedestrian friendly. Each district was
developed with specific provisions
recognizing the unique character
of the area in which they applied.
The guiding principle behind each
district was the accommodation of
appropriate levels of additional residential density necessary to support
the fine-grained, pedestrian-scaled,
street level commercial uses desired
by the community.
Relationship of Zoning Activity
since 1996 to the
Comprehensive Plan
Taken together the number and
scope of zoning ordinance amendments undertaken since 1996 warrants the preparation of a new comprehensive Land Use element in order
to integrate the different districts and
to further coordinate each district
with other Township initiatives and
goals regarding open space, transportation, housing, historic preservation, economic development and
community facilities.
In order to better understand the
impact of the new districts, the following section provides a detailed explanation of the new zoning districts
and overlay districts and includes a
summary of the effects of the newly
created districts. This section also
includes an explanation of the proposed City Avenue District, which is
currently being evaluated concurrent
with the writing of this report.

Cre atio n of Ne w Zoning Dis tri cts
Historic
Resource
Overlay
District
03/2000

Figure F4

Bryn Mawr
Medical
District
09/2004
Medical
Center
District

05/2005

City Avenue
Proposed
District

Rock Hill
Overlay
District
04/2006
Mixed Use
Special
Transportation District

05/2006

06/2008
Bryn Mawr
Village
District

Present
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His toric Re s ou rce Ove rlay Dis tric t
and his toric dis tric ts

155-149 Added 03/15/2000 by Ord. No. 3560

Figure F5

Historic Resource Overlay District
The Township has a long and devoted
history of protecting its historic and cultural resources. Chapter 88, The Historic Districts Code of Lower Merion Township, was
originally adopted in 1962 to designate and
protect the Harriton Historic District as a
local historic district and establish a Board
of Historical Architectural Review (HARB)
under the state’s Historic District Act No.
167 of 1961. The Historic District Code
was adopted to regulate changes made to
the exteriors of structures in the historic
district including: alterations, additions,
demolitions and new construction which
can be seen from the street.
In 1971, Montgomery County produced an Inventory of Historic and Cul-

tural Resources identifying 87 properties
in Lower Merion worthy of preservation.
The Community Facilities Element of the
1979 Comprehensive Plan (the Plan) refined the list to 75 properties that were
recommended to be preserved. Because
the historic sites were scattered throughout
the Township, the Plan recommended that
each structure be designated as historical
to prevent future demolition, as opposed to
creating an historical district. The Plan also
noted that local civic groups were working
at the time to create historical districts for
the Gladwyne and Mill Creek areas. The
Historic Districts Code was amended in its
entirety in 1980 and the Gladwyne/Merion
Square and the Mill Creek Historic Districts
were both added as local historic districts.

In 1983, the HARB produced “Historic Districts of Lower Merion Township: A Guide
for Property Owners within the Historic
Districts” to educate property owners within the historic districts and the Township
as a whole of the efforts being made to preserve and protect the historic character of
the districts.
Up until 1985, individual nominations
to the National Register and publications
aimed at specific audiences had been produced to protect specific properties. The
first Township-wide attempt to catalogue
historic resources was undertaken by the
HARB at the direction of the Board of Commissioners in 1985, resulting in an inventory consisting of 85 historic properties.
The purpose of the inventory was to estab-
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lish a systematic means of identifying and
recording historic structures, monuments,
sites and objects that contribute to an understanding of the history of Lower Merion
Township.
In 1988, the Township received a grant
from the Pennsylvania Bureau of Historic
Preservation to document pre-World War
II buildings, to complete Pennsylvania
Historical Resource Survey forms for the
properties listed in the 1985 inventory and
to provide an overview of historic buildings in the Township. The historic inventory, unanimously approved by the Board
of Commissioners in 1989, expanded the
previous inventory to include nearly 375
buildings and 35 neighborhoods of historic or architectural significance that were
divided into three categories: outstanding,
significant and notable. Prior to the demolition of properties listed on the inventory,
applicants were required to appear before
the HARB with a feasibility study showing
why the building could not be incorporated into a development plan.
The inventory was greatly expanded
again in 1991; however, the list was not
formally accepted by the Board of Commissioners. Simultaneously, the Township
was exploring the possibility of preparing
“Historic Preservation/Cultural Resource
Protection Regulations” for inclusion into
the Zoning Code. Although the ordinance
was not initially adopted, many of the concepts from the original drafts were included
in the Historic Preservation Ordinance that
was eventually codified in 2000, including:
a two-tier classification system of historic
properties and the establishment of two
bodies to review applications involving
historic properties. Legal council from the
Bureau of Historic Preservation in Harrisburg had advised that because legislation
permitting the governing bodies was found
in two documents – the Pennsylvania Municipalities Planning Code (MPC) and in
Act 167 of 1961 the Zoning Code may be
more legally defensible with two governing
bodies since they do not deal with the same
realm.
In 1992, the Township obtained designation as a Certified Local Government
(CLG). The CLG Program is a preservation
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partnership among local, state and national
governments focused on promoting historic preservation at the grassroots level.
The program is jointly administered by the
National Park Service and the State Historic
Preservation Offices in each state. Through
the CLG Program, the Township has been
eligible to apply for and has successfully attained funding for a Historic Preservation
Consultant to support the HARB and the
Historical Commission, as well as pay for
ordinance work, and for historic documentation efforts.
Following the March 1999 adoption of
an ordinance imposing a one-year moratorium on the demolition of resources listed
on the 1991 Historic Building Survey, the
Township concentrated its efforts on the
development of a comprehensive historic preservation ordinance. In 2000, the
Township adopted a historic preservation
ordinance that formalized the Township’s
Historic Resource Inventory, established
the Historical Commission to review applications affecting designated resources not
located within a Local Historic District, and
created a Historic Resource Overlay District. The ordinance was designed to promote the preservation of historic resources
by providing alternatives to demolition,
offering incentives through the Zoning
Code to make preservation economically
feasible, and informing owners of alternatives to demolition. The amendments to
the Township codes allowed for the recognition and protection of scattered historic
resources for the first time; otherwise these
protections were only available to properties in historic districts. The ordinance also
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 a guarantee, such as a
façade easement, for the permanent protection of the historical integrity of the subject
resource(s) through the Conditional Use
process.
Purpose/Intent:
The purpose of the ordinance is to ensure the preservation and protection of
building, structures and sites of historic,
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architectural, cultural, archeological, educational and aesthetic merit.
Goals:
1. Promote the general welfare by protecting the integrity of the historic resources of Lower Merion Township;
2. Establish a clear and public process
by which proposed land use changes
affecting historic resources can be reviewed;
3. Discourage the unnecessary demolition
of historic resources;
4. Provide incentives for the continued
use of historic resources and to facilitate their appropriate reuse;
5. Encourage the conservation of historic
settings and landscapes;
6. Promote retention of historical integrity in the context of proposed land use
and/or structural changes; and
7. Identify historic resources in the community and to create an Historic Resource Inventory, to the end that the
portion of such resources available to
public view might be preserved.
Effects of the Historic Resource
Overlay District:
Nearly 1,000 properties are listed on
the Township’s Historic Resource Inventory, including properties within six local
historic districts and individual properties
throughout the Township. Between 2003
and 2008, the Historical Commission and
the HARB considered 398 applications involving historic resources. The most recently established local historic district, the
Haverford Station Historic District, was created in 2007. In 2007, Lower Merion also
received designation as a Preserve America
Community, which is a program administered through the National Park Service to
recognize historic preservation efforts and
provide funding opportunities to encourage heritage-related education and tourism.
Since the creation of the Inventory, more
than 30 properties have been added to the
Inventory and less than one dozen have
been removed and/or demolished.
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MC - M edi c a l C e n t e r Dis tric t

155-180 Added 9/22/2004 by Ord. No. 3718

Figure F6

MC - Medical Center District
The idea of a hospital zone itself dates
back to the work of Norman Day Associates, a firm which had been hired by Lower
Merion Township in 1986 to evaluate how
the land owned by Lankenau and Bryn
Mawr Hospitals might be rezoned to protect the residential areas surrounding these
hospitals. A Suburban Hospital District
ordinance was drafted for the Lankenau
Hospital area by this consultant in 1986.
Although the ordinance was never adopted, many of the original concepts, such as
significant buffering requirements were integrated into the Medical Center district ordinance in 2004. Hospital administrators
and physicians, architects, planners, engineers, and zoning experts contributed to
drafting the Medical Center district (MC)
ordinance.

Under the MC district, the land development process was streamlined by removing
the special exception requirement from the
process. The creation of the new MC district did not change Lankenau’s obligations
or the public’s role under the land development process. Under land development,
any proposed development at Lankenau is
evaluated in terms of stormwater control,
road circulation, traffic and parking; impacts on surrounding properties; adequacy
of pubic facilities and services; and a conservation plan for sites over 5 acres. Under
the new requirements, 50% of the property
is required to remain as open space and development is required to be concentrated
towards the middle of the campus, away
from neighboring residences. Adjacent
residences are also protected by a significant buffering requirement mandating that

where a lot in the MC district abuts an existing single-family residential use or district, a screening buffer of at least 75 feet in
width must be provided.
Purpose/Intent:
The purpose of the new district was to
ensure the logical, orderly and appropriate expansion and development of healthcare facilities in the Township, in order to
meet the long-range healthcare needs of the
community.
Goals:
1. To recognize the locations and types of
health care and related uses in Lower
Merion Township and to encourage the
development of expanded health care
facilities.
2. To provide for the development or further development of large parcels of
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land to service the health care needs of
the community while assuring a harmonious relationship between such
health care uses and abutting neighborhoods.
To encourage long-range planning for
health care facilities due to the unique
impact of expansion on the provision
of public services.
To recognize that medical facilities are
large-scale developments, dynamic
and prone to change.
To recognize that medical facilities have a significant impact on the
health, safety, welfare and economic
development of the community by
virtue of their function and their need
for growth and expansion.
To recognize the need to provide for
change in the health care facilities
within the institutions themselves
and to allow the community to anticipate and plan for the impact of those
changes.
To acknowledge that medical facilities have historically been permitted
within residentially zoned districts in
Lower Merion Township because such
facilities, when properly planned and
developed, are not incompatible with
such districts and provide the immediate benefit of proximity to those living in nearby communities who may
have the need for emergency care.

Effects of the Medical Center District:
In 2008, Lankenau Hospital obtained
approval for the construction of 253 surface parking spaces on the hospital campus to meet immediate parking needs. In
2009 the hospital proceeded with expansion plans including the construction of
a five-story, 263,100 square foot patient
building, an eight-deck parking garage, an
energy service center, a one-story 3,187
square foot operating room expansion,
front entrance modifications and various
site improvements. The proposed expansion provides for 52%, or nearly 47 acres,
to remain as open space. The application
is currently pending.
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The provisions of the MC district
minimize the impacts of development
on adjacent properties by concentrating the tallest buildings within the
core of the property and permitting
shorter buildings closer to the edges.
Under the MC district the hospital
may reasonably expand without drastically impacting the character of the
nearby residential neighborhoods.
Lankenau Hospital is also in the
process of developing a master plan
for future growth and development
which is anticipated in 2010.
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Understanding Zoning Amendments,
Overlay Districts and
New Zoning Districts
Amendments to the Zoning Code are
necessary as community goals, trends,
conditions and technologies change over time.
Since 1996 the Township has modified zoning
provisions in three ways.
The first method is by amending existing
zoning districts which enables the Township
to adjust zoning requirements to meet
changing circumstances and needs of the
community. Examples of modifications to
existing districts may include changes to
the permissible impervious surface or the
inclusion of an additional permitted use. An
example of this method is the amendment
the Manufacturing district permitting
residential uses and establishing dimensional
requirements for these uses. The amendment
to the R6A district to increase the area and
width regulations is another example, which
was established to preserve the existing
neighborhood character.
The second method is by creating entirely
new zoning districts permitting specific
ranges of uses and providing bulk and area
requirements to integrate the new uses and
densities into the surrounding community.
Design standards may also be created to
ensure that new construction fits within the
context of the existing built environment. The
requirements contained within new districts
completely replace the provisions that were
previously in place. The Medical Center
district and the Bryn Mawr Medical District
are examples of new districts created since
2000.
The third method is by creating an overlay
zoning district. Overlay districts are
superimposed on existing zoning districts
and include explicit rules and regulations
on top of the underlying requirements.
Overlay districts can be Township-wide over
all districts such as the Historic Resource
Overlay District or they can be specific to an
area such the Rock Hill Road Overlay District.
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B MMD - B ry n Maw r M e d i c a l Dis tric t

Figure F7

BMMD - Bryn Mawr Medical District
Similarly to the Lankenau Hospital
Medical Center district, the need to revise
the Zoning Code to facilitate appropriate
development of the hospital facilities in
Bryn Mawr was recognized in the 1980’s.
An Urban Hospital District Ordinance
and a Hospital Fringe District Ordinance
were drafted for the Bryn Mawr Hospital by Norman Day Associates; however,
the draft ordinances were never adopted.
Due largely to the advancements in technology and changes in the medical field,
the pressure to expand Bryn Mawr Hospital increased throughout the 1990’s.
In response to the growing needs of the
healthcare community, the Bryn Mawr
Medical District (BMMD) ordinance was
formally adopted in 2005 to provide for
the logical and appropriate expansion and
development of healthcare and related

155-190 Added 5/11/2005 by Ord. No. 3742; 9/21/05 by Ord. No. 3753

uses to meet the long terms needs of the
community. Design standards were created to require buildings to be oriented
towards street frontages and pedestrianfriendly. Architectural design standards
were also incorporated to ensure that the
size and proportions of new buildings and
other improvements relate to the scale of
the existing structures in this developed
area of the Township.
Purpose/Intent:
The BMMD was divided into three areas distinguished by the degree of potential impact on abutting residential uses.
The most intense development is permitted in the BMMD-1 which is the lowestimpact area at the heart of the medical
campus. BMMD-2 is the medium impact
area and allows for a mixture of medical,
office and residential uses. It serves as

a transitional area between the medical
campus and the surrounding residential
neighborhoods. BMMD-3 is the highimpact area nearest to residential zoning
districts. As such, strictly residential uses
are permitted in the BMMD-3.
Goals:
1. To recognize the need to provide for
the special requirements of health
care and related uses in Lower Merion
Township and surrounding communities;
2. To provide for the logical, orderly and
appropriate expansion and development of health care and related uses
to meet the long-term health care
needs of the community;
3. To recognize the density of development of surrounding areas and ensure the harmonious relationship of
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health care and related uses with the
surrounding neighborhoods;
To encourage long-range planning for
health care facilities due to the unique
impact of expansion on the provision
of public services;
To recognize that medical facilities are
large-scale, dynamic developments;
To recognize that medical facilities have
a significant impact on the health, safety, welfare and economic development
of the community by virtue of their
function and their need for growth and
expansion; and
To recognize the need to provide for
change in the health care facilities
and to allow the community to anticipate and plan for the impact of those
changes.

Effects of the Bryn Mawr Medical District:
The Bryn Mawr Medical District faced
six procedural validity challenges during
2005. The MPC and the Zoning Code
authorize and establish procedures for
amending and supplementing the Zoning Code by the Board of Commissioners. However, once an ordinance has been
adopted, questions regarding the validity
of the ordinance are administered by the
Zoning Hearing Board, per Article IX of the
MPC. Validity challenges are categorized as
either substantive or procedural. Substantive challenges generally involve questions
of statutory authority or consistency of text
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and map amendments with the comprehensive plan and zoning ordinance. Procedural
challenges address questions pertaining to
public notice and process in the adoption
of an ordinance amendment.
The Zoning Hearing Board determined
that the Township did not properly advertise the BMMD ordinance. The ordinance
was invalidated and was brought forward
a second time for adoption by the Board of
Commissioners. As a result of the BMMD
challenge, Township Planning Staff hasveworked with the Public Information Officer
and the Information Services Department
to improve public communication regarding zoning and land development applications. The goal has been not just to meet
statutory notice requirements, but to more
effectively inform and engage the public.
In addition to advertising in newspapers and posting signs, Township staff
utilizes GIS to identify and notify adjacent property owners via certified mail
and electronic mail. Ward Commissioners
and Civic Associations receive written and
electronic notice of upcoming applications.
The Township website includes systems
where individuals may subscribe to electronic distribution lists regarding particular
topics or applications. As advanced as these
notification procedures are, Township staff
will continually explore means to efficiently
and effectively inform the public regarding
zoning and land development matters.
The Bryn Mawr Hospital has undergone
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significant changes since the adoption of
the ordinance. In 2006, the hospital was
granted approval for the construction
of a 144-space surface parking lot followed by approval in 2007 to construct a
147,000 square foot four-story medical office building and a 148-space parking lot.
The project involved the demolition of 25
existing houses.
An additional land development application was approved in 2007 permitting
the construction of a 110,000 gross square
foot, four-story medical office building, a
930-space structured parking garage, and
thirty-one (31) townhouses along Pennsylvania Avenue.
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MUS T – Mi x ed- U s e S p e c ia l T ra n s p o rtati on Ove rlay Dis tri ct

Figure F8

MUST – Mixed-Use Special Transportation Overlay District
The need for revitalization of the Township’s commercial areas led to consideration
of new mixed-use zoning for City Avenue,
Bala Avenue and the Ardmore and Bryn
Mawr business districts that necessitated
analysis of this proposed alternative zoning
overlay concept. The Ardmore Transit Center Master Plan in 2003 was also a catalyst
for the creation of the Mixed-Use Special
Transportation Overlay District (“MUST”).
In 2004, the MUST was proposed initially
to apply to all commercial zoning districts
within 2,000 feet of commuter rail stations
along the R5-Paoli/Thorndale Line (a.k.a.
Harrisburg East Main Line). However, the
applicability of the overlay district was
reduced to commercial properties within
1,500 feet of the Ardmore, Bala, Cynwyd
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and Haverford train stations. Public input
suggested that each commercial area has
such unique characteristics that it was determined that a linked overlay district may
not work at each of the rail stations. By the
time the ordinance was adopted in April of
2006, the MUST overlay district applied
only to commercial properties within 1,500
feet of the Ardmore commuter rail station.
Purpose/Intent:
The MUST is established as an overlay
zoning district to encourage the development of transit-supportive mixed-use
neighborhoods that foster economic viability, pedestrian activity and a sense of community. The MUST 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 offstreet parking for uses both within and adjacent to the MUST.
The intent of the MUST is to allow development that decreases auto dependency
and mitigates the effects of congestion and
pollution. The regulations create accessible
neighborhoods and are designed to enhance
the economic stability of the Township by
promoting the attractiveness, convenience
and stability of those areas of the Township
to which the MUST applies.
Goals:
1. Encourage mixed-use real estate development oriented to the rail station and
transit stops, that ultimately promotes
transit ridership;
2. Promote well-integrated residential,
commercial, office and civic development in close proximity to local and

A n a ly s i s
Development
Process

3.

4.

5.

6.

7.

ZHB

Planning
Commission

regional transit stations that have an
urban scale development pattern;
Support new development that includes diverse pedestrian-compatible,
higher density, transit friendly designs,
expands economic development opportunities and minimizes distances
between destinations by requiring
linked sidewalks and pedestrian oriented access;
Provide incentives for the creation of a
mix of uses in keeping with the character, scale and architecture of the neighborhood, while using development
design guidelines to promote compatibility of uses and to stimulate pedestrian activity;
Maintain a balance and variety of residential, non-residential and recreational uses;
Promote the livability and identity of
the neighborhood by providing for
dwellings, offices and workplaces in
close proximity to each other;
Enhance the visual character and physical comfort of the district by minimizing pedestrian and vehicular conflicts
and encouraging the renovation and
erection of buildings and storefronts
that provide direct connections to the
street and sidewalk;
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8. Discourage the dependence on automobile use, thereby reducing traffic
congestion and promoting alternative
modes of transit; and
9. Encourage the development of attractive, convenient off-street parking facilities to reduce on-street congestion
and facilitate vehicular and pedestrian
circulation.
Effects of the Mixed-Use Transportation
Overlay District:
Despite its enactment in 2006, formal
land development applications have not
been approved to date for any properties
located within the MUST district. It is expected that the Ardmore Station and Cricket Avenue parking lot projects proposed by
Dranoff Properties will be designed under
the MUST rather than to the underlying
zoning.
Residential townhouse or apartment developments located in the Ardmore Special
Development District (ASDD-2) may be
developed to the provisions of the MUST,
provided a minimum of 30 percent of the
dwelling units are developed as affordableto moderate-income units. Two such tentative sketch proposals involving properties
within the ASDD-2 were approved by the
Planning Commission in 2008. One example of a development in the ASDD-2 utiliz-
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ing the MUST provisions is the project at
11 & 15 East Athens Avenue in Ardmore.
The project involves the demolition of an
existing two-story building at 11 East Athens Avenue and the construction of a fivestory building with 33 market rate condominium units in its place. The four-story,
14-unit brick apartment building located
at 15 East Athens Avenue is proposed to
be renovated and converted from market
rate to affordable- and moderate-income
apartment units. The two properties are to
be consolidated and the applicant will be
required to ensure that the building at 15
East Athens Avenue remains in compliance
with regard to the moderate-income housing requirements in perpetuity. Under the
proposed Affordable Housing Ordinance,
the ability for properties within the ASDD-2
to be developed to the MUST standards is
proposed to be rescinded to allow for a better transition from the commercial areas to
the less dense residential neighborhoods.
In the fall of 2009, several representatives of local Civic Associations offered suggestions to amend the requirements and
the boundaries of the MUST. It is anticipated that the suggestions will be reviewed
as other Ardmore MUST amendments are
presented in the near future.
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ROHO— Ro c k Hil l Ov e r l ay Dis tric t

Figure F9

ROHO—Rock Hill Overlay District
The Rock Hill Road/Belmont Avenue
corridor historically served as an industrial, manufacturing, warehousing, and automobile-oriented area. As the Township
became more fully developed these uses
continued and by the late 1990’s the Belmont Avenue/Rock Hill Road corridor was
one of the remaining areas in the Township
where a concentration of underdeveloped
and vacant land remained. Facing significant market pressures to further develop
the corridor, the Rock Hill Road/Belmont
Avenue Corridor Master Plan was developed by Wallace, Roberts & Todd, LLC in
2000 for the Neighborhood Club of Bala
Cynwyd. The objective of the master plan
was to analyze the specific effects of potential new commercial development upon the
existing capacity of the infrastructure and
present options that reinforce and enhance
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the area’s character as a primary gateway to
the Township.
The master plan found that if Rock Hill
Road and Belmont Avenue remained unchanged, new development in excess of
70,000 square feet would exacerbate the
failing traffic situation at the expressway
junction and cause the Rock Hill Road/
Belmont Avenue intersection to fail as well.
Additionally, issues of intersection limitations, safety hazards and unattractive development patterns would be compounded
over time. However, if a “Smart Growth”
approach was used and recommended
roadway improvements were made, additional new development could be designed
to meet both economic development and
traffic management objectives, while also
enhancing natural features along the corridor.

The Rock Hill Road/Belmont Avenue
Corridor Master Plan served as the impetus for the establishment of a Transportation Services Area in 2004 and the creation
of the Rock Hill Overlay District (ROHO),
which was adopted in 2006. In accordance
with the MPC the establishment of a Transportation Services Area enables the Township to require monetary contributions by
new developments to be allocated towards
infrastructure improvements necessary to
accommodate increased traffic volumes
generated by those developments along the
corridor. The creation of the ROHO District was meant to spur development activity along the corridor, improve the land development pattern by encouraging a mix of
uses, and to strengthen connections from
the corridor to the Township park system
and other neighborhoods.
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Purpose/Intent:
The purpose of the ROHO is to encourage
the redevelopment of the existing underutilized industrial corridor into an economically
dynamic, attractive gateway to Lower Merion
Township. The ROHO is designed to promote
pedestrian oriented design; mixed-use redevelopment that is attractive and appropriate
to the area; protect natural features; and improve traffic flow and pedestrian and vehicular safety.
Goals:
1. Welcome residents, visitors and workers
to the Township, providing an attractive
destination and link between the residential areas near the corridor and the
Schuylkill Expressway, Schuylkill River
and Manayunk neighborhood of Philadelphia;
2. Encourage location-efficient, pedestrianoriented design and development consistent with high standards of architecture
and design;
3. Support new development that includes
a diverse mix of pedestrian-compatible,
higher density residential and non-residential uses, expand economic development opportunities and minimize distances between destinations by requiring
linked pedestrian ways and pedestrianoriented access;
4. Provide incentives for the creation of
mixed-use structures in keeping with the
character and scale of the corridor, while
using development design guidelines to
promote compatibility and stimulate pedestrian activity;
5. Maintain a balance and variety of residential, non-residential and recreational
uses;
6. Promote the livability and identity of the
corridor as a neighborhood by providing
for dwellings, offices and other workplaces, recreational amenities and neighborhood-scale retail in close proximity to
each other;
7. Enhance the visual character and physical comfort of the district by minimizing
pedestrian and vehicular conflicts and encouraging pedestrians to walk or cyclists
to bike to uses within the corridor and
beyond;
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8. Promote the smooth and safe flow of vehicular traffic through the corridor while
reducing cut-through traffic in the neighboring residential districts;
9. Protect existing natural features, including Gully Run Creek, a direct tributary to
the Schuylkill River which runs through
the corridor;
10. Encourage subsurface parking in nonfloodplain areas and shared parking;
11. Promote the increase and attractiveness of
landscaped areas; and
12. Connect the ROHO to the Township’s
park system and developing waterfront
spaces, including pedestrian trails along
the Schuylkill River.
Effects of the Rock Hill Overlay District:
The ROHO provisions have been amended several times since the overlay district was
adopted to encourage growth and stimulate
economic development along the corridor. In
2007 revisions to the ROHO District include:
 The provision of mixed-use standards;
 The requirement that no more than 80%
of the total floor area can be devoted to a
single use and a requirement that at least
10% of the total floor area must be devoted to a mix of commercial retail uses;
 A reduction in the number of parking
spaces required where residential developments are located within walking distance
of public transportation and when 65% or
more of the units are one-bedroom units.
The relaxed parking provisions allow for
1.5 parking spaces per unit, thereby increasing the permitted density along the
corridor and promoting the use of available transit facilities.
In 2008, the mixed-use standards introduced in 2007 were largely removed and a
provision was added that essentially allowed
for single-use development within the district
until the total floor area of new habitable space
approved for development exceeds 600,000
square feet. The mixed-use standards were
relaxed and/or removed to encourage development and provide for a critical residential
mass necessary to support retail and commercial use along the corridor.
Two preliminary land development applications have been approved under the ROHO
District requirements and two applications
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are pending at the time of this writing. All of the applications involve the
demolition of the existing structures
along the corridor and improvements
to Rock Hill Road.
 2007 - The first application that
obtained preliminary land development approval under the
new requirements involved the
construction of an elevated twostory office building consisting of
13,025 gross square feet on Rock
Hill Road.
 2008 - Preliminary land development approval was granted to permit the construction of five-story
buildings containing 328 residential units at 131-151 Rock Hill
Road.
 Pending - A Tentative Sketch application to permit the construction
of a 136-unit residential building
at 132 & 134 Rock Hill Road.
 Pending – A Tentative Sketch application to permit the construction of a four-story, 192-unit residential building which would be
constructed instead of the office
building approved in 2007 along
Rock Hill Road.
The ROHO provisions promote
walking and biking as viable modes of
transportation by requiring that a pedestrian way measuring at least 10 feet
in width be provided along the fronts
of properties. The improved pedestrian environment will serve to link the
neighborhood in Belmont Hills to the
neighborhood of Manayunk in Philadelphia and the proposed multi-use
Cynwyd Heritage Trail that extends
into the commercial district of Bala in
Lower Merion.
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B MV - B ry n Maw r Vi l l ag e Dis tri c t

Figure F10

BMV - Bryn Mawr Village District
The Bryn Mawr Village District was
adopted after several years of careful planning. Bryn Mawr has been the subject of
several studies in recent years, many of
which sought to fulfill the economic potential of the area. HyettPalma completed
a township-wide economic development
study in 1997 which suggested ways to
improve Bryn Mawr’s three commercial areas. In 1999, the Bryn Mawr Streetscape
Enhancement Plan was prepared by Carter
Van Dyke to establish a conceptual plan and
streetscape design standards for the Lancaster Avenue corridor within Bryn Mawr.
Bryn Mawr was originally considered as a
candidate for the MUST in 2003-04; however, as discussed above it was determined
that a blanket overlay district may not work
at each of the Township’s rail stations due
to the unique characteristics of each area.
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The planned expansion of the Bryn
Mawr Hospital served as the stimulus for
recent studies including Bryn Mawr Pennsylvania: An Advisory Services Panel Report
prepared by the Urban Land Institute (ULI)
in 2004. The study, commissioned by the
Township and funded in part by Bryn Mawr
Hospital, recommended that an in-depth
master plan be developed for Bryn Mawr.
As a result, Sasaki, ERA and Civic Visions
prepared the 2006 Bryn Mawr Master Plan.
The goal of the Master Plan was to develop
a comprehensive vision and a strategy that
takes into account the hospital’s plans, the
presence of other institutions, the retail,
undeveloped and underutilized lots, and
transit and parking issues in the village
center. The Master Plan included a list of
priority policy changes including:
 National Register Historic District in the
commercial area

 Transit related form-based zoning overlay district for the commercial area
 Transit Revitalization Investment District (“TRID”) Plan and Implementation
 Traffic engineering report and recommended improvements
 Workforce housing
 Retail Plan and Follow-Through
Leasing
As a result of the policy recommendations the Bryn Mawr Village (BMV) zoning
district was prepared in 2006-07 with the
assistance of ERA and Sasaki Associates and
a Traffic Analysis of the Bryn Mawr Master
Plan Area was conducted by Gannett Fleming in 2007. The BMV District was adopted
in 2008 to enhance the compact village center and advance the goals of smart growth
and transit-oriented development. The
District incorporates development design
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standards that apply to all new, renovated
or expanded non-residential/commercial
buildings to promote pedestrian-oriented
design and to ensure that new construction
fits within the traditional Bryn Mawr Village character.
Purpose/Intent:
The Bryn Mawr Village District is intended to provide for pedestrian-oriented
outlets with multifaceted, interconnected
and interrelated uses in an established
commercial area. Because of the diverse
concentration of commercial, office and
residential buildings, and because the road
system throughout the area is so varied,
the Bryn Mawr Village District is divided
into four separate zoning districts as follows: the Bryn Mawr Village District No. 1
(BMV1), the Bryn Mawr Village District No.
2 (BMV2), the Bryn Mawr Village District
No. 3 (BMV3), and the Bryn Mawr Village
District No. 4 (BMV4).
Goals:
Specific objectives of the district include
the following:
1. Encourage economic development
while maintaining the traditional main
street environment;
2. Protect existing residential neighborhoods;
3. Establish a walkable community by
promoting pedestrian-oriented streets
and pedestrian-scaled buildings;
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4. Encourage lively, human-scaled activities within a mix of residential, commercial, cultural and other uses separately or in the same building;
5. Ensure a vibrant street life by encouraging active ground floor retail, and discouraging certain uses on Bryn Mawr
and Lancaster Avenues;
6. Promote the reuse of existing structures
in a manner that maintains the historic
and visual character, architecture and
building scale of the neighborhood;
7. Reduce auto dependency by promoting
transit ridership, bicycling and walking;
8. Accommodate parking in a convenient
and unobtrusive manner and encourage shared parking, where possible;
9. Promote residential uses in upper stories; and
10. Concentrate commercial uses on the
ground level of mixed-use buildings.
Effects of the Bryn Mawr Village District:
A formal land development application
has not yet been submitted under the BMV
district standards. However, an interior
fit-out for a new restaurant on Lancaster
Avenue in Rosemont did trigger the development design standards and as a result,
the existing building façade was improved
to include new decorative cornice work
and better articulation.
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Prop o s ed City Av e n ue Dis tric t

Figure F11

Proposed City Avenue District
City Avenue is not only a commercial
corridor that in its heyday was recognized
as the “Golden Mile”; the highway also
forms the boundary between Lower Merion Township and City of Philadelphia. The
differences between the two municipalities’
existing zoning codes have resulted in a
hodge-podge of development along either
side of the roadway lacking cohesiveness
throughout this vital commercial area.
In 2007, the Township received a Transportation Community Development Initiative (TCDI) grant from the Delaware Valley Regional Planning Commission to fund
professional planning and code analysis
services for the City Avenue Corridor Zoning District. The analysis involved coordination with the City Ave Special Services
District (CityAve) staff and Board of Directors, and incorporated public input from
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representatives of the surrounding business
district, residential community, institutional neighbors and community stakeholders.
The City Avenue Corridor Zoning Recommendations were presented to the Board of
Commissioners in the fall of 2008. Public
participation and input played a significant
role in the preparation of the ordinance.
A steering committee made up of development and other professionals from the
community as well as an advisory committee that included representatives from each
of the civic associations were involved in
the drafting of the document.
The proposed City Avenue District is
broken into two areas: the Regional Center
Area and the Bala Village. In Lower Merion
Township, the Regional Center Area extends
along City Avenue from the Schuylkill Expressway to Conshohocken State Road and
includes properties along St. Asaph’s Road,

Righters Ferry Road, and Presidential Boulevard. Many of the properties in this vicinity are almost completely built out leaving very little development potential under
the existing zoning standards.
The proposed ordinance includes consistent design standards to create a more
cohesive and inviting streetscape along the
City Avenue corridor. The ordinance also
increases the development potential in the
area to spur redevelopment. Concerns regarding the potential traffic impact of new
development led to the consideration of
the establishment of a Transportation Services Area. A Transportation Services Area
Advisory Committee, made up of local
business owners, development professionals and residents was appointed in March
2010. The Committee is in the process of
developing the necessary studies to establish a Transportation Services Area. The
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proposed ordinance and the Transportation
Services Area may move ahead singularly
or on a parallel track. The proposed ordinance will be considered in 2010.
Purpose/Intent:
Zoning recommendations are proposed
along the City Avenue corridor to foster cohesiveness that does not presently exist due
largely to zoning districts inconsistent with
the urban character of the area. Contiguous zoning of this area will foster a unified
appearance along the corridor and concentrate development in areas capable of absorbing increased density.
Goals:
Some of the proposed goals for the new
overlay district area are as follows:
1. Maximize development opportunities
in this Regional Center;

Proposed Build-to-Line and Streetscape
Courtesy KSK Architects, Planners, Historians, Inc.
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2. Attract high-quality regional tenants to
contribute to the tax base;
3. Provide competitive amenities;
4. Provide a state-of-the-art integrated
transportation system; and
5. Facilitate a walkable, work, live, play,
shop, and learn environment.
Effects of City Avenue District:
The proposed zoning district encompasses both sides of City Avenue, ensuring
for the first time that new construction along
the corridor in Philadelphia and Lower Merion will be consistent in form and scale.
In 2009, Philadelphia adopted the City Avenue District. Lower Merion Township is
presently determining the potential traffic
impacts of the proposed district. The new
district is anticipated to be brought forth
for discussion and consideration in 2010.
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PL A NNI NG ST UD IES
1998 - 2008

Sixty planning studies were prepared for Lower Merion between
1998 and 2008. These studies can be
grouped into five general categories.
 Historic Preservation, Open Space
and Environmental Resource Protection: The plans were initiated
to address issues affecting cultural
and environmental resources with
Township-wide impact such as
open space preservation or stormwater management.
 Community Facilities and Recreation: These plans were prepared
to coordinate long range maintenance and improvements to the
Township’s community facilities,
including the Township’s parks,
libraries and fire stations.
 Economic Development: The
primary purpose of this group
of plans was to encourage the
revitalization of the commercial
corridors. Some plans had a comprehensive scope with Townshipwide application, while others
were specifically directed towards
individual commercial areas of
the Township, including Ardmore, Bryn Mawr, Bala Cynwyd
and City Avenue to name a few.
 Housing: These plans were prepared to identify housing and
community development needs.
 Transportation: The Transportation plans explored issues such as
multi-modal transportation, the
creation of a Transportation Services Area and parking needs.
Plans addressing housing, economic development, historic preservation and open space were overseen
by the Planning and Economic and
Community Development Divisions
of the Building and Planning Department, while plans pertaining to
specific services, infrastructure improvements and community facilities were overseen by the responsible
Township departments, including
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Parks and Recreation, Public Works,
Libraries, and the Fire Department.
Planning studies are prepared for
a variety of reasons. Studies, such as
the 1998 Office of Economic Development Plan are prepared to provide
in-depth exploration of topical issues
and opportunities and to also provide
long range (5-10 year) implementation strategies to budget for capital
improvements in an orderly manner.
Some plans such as the 2006 Open
Space and Environmental Resource
Protection Plan or 2000 Five-Year
Consolidated Plan for Housing and
Community Development are a prerequisite for the Township’s participation in lucrative federal, state and
county programs. Studies like the
2008 Shade Tree Inventory Management Plan and the 2004 TownshipWide Pedestrian and Bicycle Network
Feasibility Plan are initiated to proactively address issues of Townshipwide significance.
Procedurally, because of the time
and resources required, large-scale
planning studies have typically been
prepared by professional consultants
with expertise and experience in specific areas such as land use, park design or revitalization of commercial
areas and managed by Township staff.
Smaller planning studies have been
undertaken exclusively by Township
staff as time and workloads permit.
The Township has successfully secured outside funding for numerous studies including the park master plans which were largely funded
through grants from the Pennsylvania Department of Conservation and
Natural Resources (DCNR) with only
a small percentage of the cost coming
from the Township. The Delaware
Valley Regional Planning Commission has been a source of funding for
redevelopment and transportation
related studies including the Ardmore
Transit Center Master Plan, the Bryn
Mawr Transit Revitalization District
Plan and the City Avenue District
Multi-jurisdictional Rezoning Plan.
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In addition, the Pennsylvania Department of Community and Economic
Development (DCED) has been another source of funding through the
Land Use Planning and Technical Assistance Program (LUPTAP) that contributed to several studies managed
by the Economic Development staff.
However, in some situations where
outside funding is limited, the Board
of Commissioners may elect to use
Township funds to pay for the majority of the cost of a plan with Township-wide significance.
Planning studies are reviewed by
the Township Manager’s Office and
are subsequently presented to the
Board of Commissioners. Plan recommendations may be implemented
in whole or in part. Policy decisions
and capital improvements are only
undertaken with approval by the
Board of Commissioners.
Generally, planning studies are
structured to evaluate issues and to
present a series of recommended
policies, programs and projects to
address the identified issues. Some
planning studies, such as a master
plan for an individual park, are finite
in scope, while other planning studies
like the 2004 Facilities Master Plan
for the Lower Merion Library System
include recommendations that may
lead to additional studies such as the
2005 Funding Study Action Plan and
the 2008 Plan for Renovations to the
Six Libraries of the Lower Merion
Township Library System.
The following section summarizes significant planning studies
undertaken by the Township since
1998 and analyzes the relationship of
the planning studies to the preparation of a coordinated comprehensive
plan. A detailed inventory of every
available planning study commenced
by the Township during this period is
provided in Appendix B at the end of
this report. Where readily available,
the inventory of planning studies and
reports contains information relating
to the date that each study was pre-
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pared, the source of funding as well
as the purpose, goals and outcomes
of each study.
H ist or ic P re s e r v a t i o n , O p e n
S p a c e a n d E nv i ro n m e n t a l
Resou rc e P ro t e c t i o n

Historic Preservation
The 1998 Lower Merion Conservationist Agenda, which was updated
in 2001, was prepared to convey recent accomplishments and to plan
for three interrelated areas: open
space conservation, environmental
protection and historic preservation.
The plan set the framework for the
adoption of the Historic Preservation
Ordinance in 2000 which resulted in
the protection of over 900 historic
properties throughout the Township.
The Geographic Information System
(GIS) was also instituted following
the recommendations of the plan and
has enabled the Township to identify
natural and man-made areas as well
as properties listed on the Township
Historic Resource Inventory.
Street Trees
The loss of large street trees and
the resulting impact to stormwater
management and community character is one of the major issues identified in the Township’s 2006 Open
Space and Natural Resource Protection Plan. To address this issue, the
Board of Commissioners authorized
the use of funds available through
the Montgomery County Open Space
Program to prepare a Township-wide
Street Tree Inventory and Management Plan in 2007. This plan is one of
the largest and most comprehensive
street tree inventories undertaken in
the eastern United States. The plan
is fully integrated with the Township’s GIS to permit Township staff
to orderly plan for the reforesting
and continued maintenance of the
public street trees. Since the Plan was
accepted, over 300 trees have been
planted by the Public Works Department at recommended locations.
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Stormwater Management
Property damage resulting from
uncontrolled stormwater runoff is
a significant local issue; stormwater
management is required to be provided on new development sites as
part of the Township’s land development codes. The single lot improvements positively impact conditions
of individual properties and overall
neighborhoods. However, the issue
of stormwater management requires
a more comprehensive approach because it also involves issues relating
to water quality and infrastructure.
In 2004, intense rainstorms experienced by the Township caused
widespread, major damage to both
public and private infrastructure and
property and also caused the destabilization of natural water courses. Following the storm events, the Township Engineer’s Office worked with
the Public Works Department to
investigate every area of concern for
the purpose of identifying and prioritizing projects to clear and/or repair
critical facilities. The Township-wide
Stormwater Program issued in 2006
and updated in 2007, is an inventory
of the work completed and an action
plan for future stormwater management improvements. The Program
established clear procedures which
have been used to address subsequent stormwater-related concerns.
C o m munity Facilities and
R e c reation

As a general practice, the departments responsible for the Township’s
community facilities, which include
the Parks and Recreation Department, the Fire Department and Library Department, prepare systemwide master plans every 10-20 years.
System-wide master plans allow the
Township a generational opportunity
to evaluate community facilities in relation to demographic shifts, lifestyle
changes and technological advances.
This practice ensures that Township
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facilities maintain the highest quality
of service, while avoiding costly unforeseen maintenance expenses and
providing for the orderly phasing of
capital expenses over many years.
Parks and Recreation
The Parks and Recreation Department last prepared a comprehensive
system-wide plan in 1996. The purpose of the plan was to:
 Establish the Township as a premier parks system in the Delaware Valley;
 Preserve natural features and
open space;
 Protect residential neighborhoods;
 Improve the variety and quality of
recreational services; and
 Establish the organizational structure necessary to implement the
findings of the plan.
Many of the recommendations
of the Parks and Recreation Plan
have been implemented, and as a
result the quality and efficiency of
the Department and the services that
the Department provides have been
greatly improved. This plan resulted
in the development of subsequent
master plans for improvements to individual parks throughout the Township, many of which have been or are
currently scheduled for implementation.
Recently, the Parks and Recreation
Department received funding to update the system-wide plan and anticipates preparing the update in 2010.
In addition to providing a framework
to manage park and recreational resources for the next generation, the
updated plan will address lifestyle
changes pertaining to how township
residents use recreational facilities. It
will incorporate the qualitative improvements to Warner Avenue, Ashbridge and Flat Rock Parks undertaken through the Montgomery County
Open Space Program, as well as the
addition of the 1-acre Linwood Park
in Ardmore.
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Library Department
In 2004 the Facilities Master
Plan for the Lower Merion Library
System was developed to analyze
space utilization of library facilities.
This system-wide plan provides a
comprehensive strategy for maintaining and enhancing library facilities
to meet the needs of the community
and to address changing technological conditions and federal mandates,
such as the emergence of the internet in information technology and
the Americans with Disabilities Act.
Since the plans were prepared, the
library system has been able to improve services and operational efficiency by consolidating its collection, reprogramming existing space
and integrating technological access
and enhancements.
Starting in 2010, the Library Department will begin significant renovations to the system’s largest facility,
Ludington Library. A plan has been
prepared to renovate the remaining libraries over several years. The
subsequent library improvements
depend on implementation of many
of the findings of the 2005 Funding
Study Action Plan, which recommended private investment strategies
to offset public capital expenditures.
Ec o n o m i c D eve l o p m e n t

There is no doubt about the importance of commercial areas to the
economic and social health of the
Township. Commercial areas represent a relatively small percentage of
the Township’s total land area but
are responsible for a high percentage of the Township’s tax revenues.
Improving the function and appearance of commercial areas has implications for land use, housing, transportation and economic health of the
Township.
As a general rule, the Township’s
commercial areas were established
many years ago in response to different economic conditions and to serve
different modes of transportation.
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The predominance of the automobile and changing market conditions,
such as the development of big box
stores and large scale shopping malls,
has generally resulted in a loss of private investment and small businesses
in the Township’s commercial areas.
This review of planning studies
revealed a thorough and comprehensive effort by the Board of Commissioners over the past decade to
revitalize commercial areas throughout the Township. Some of these efforts may not be evident to the casual
observer.
The impetus for the revitalization
of commercial areas throughout the
entire Township was the 1998 Office of Economic Development Plan
prepared by the Township Manager’s Office and the Township’s Office of Economic Development. This
plan established a comprehensive
strategy for commercial revitalization by employing the recognized
four-point Main Street Revitalization
strategy to:
 Improve the Organization of
commercial areas by establishing
and/or enhancing local business
agencies. This strategy seeks to
create private-public partnerships
and to leverage funding and reduce the investment burden of
the local government.
 Work with local business organizations to Promote local commercial districts through enhanced
advertising, marketing and communication with prospective tenants and customers.
 Upgrade the function and appearance of local districts through
physical Design improvements,
such as new parking areas, signage and street furnishings.
 Improve the function of commercial districts through Economic
Restructuring strategies, including ordinance amendments to establish local service districts with
special taxing authority.
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Despite several years of effort
to assist the local business districts
through streetscape plans and improvements, the continued decline of
the Township’s commercial districts
resulted in the Board of Commissioners authorizing preparation of several
detailed plans. These efforts focused
on specific areas of the Township,
including Bryn Mawr, Ardmore, City
Avenue, Bala Cynwyd and Merion
Cynwyd. In addition, the Townshipwide 2002 Design Guidelines and the
Business District Signage Program
was developed. Individual plans
were also prepared to improve retail
conditions including the 2006 Ardmore Retail Strategy, the Ardmore
Storefront Design Guidelines, the
2006 Bala Cynwyd Retail Strategy,
Merion Cynwyd Retail Strategy and
the 2007 Bryn Mawr Merchandising
Mix Plan. These retail strategies led
to the creation of a new Economic
Development position focused on
retail recruitment and prospecting to
achieve the goals for individual commercial districts.
Numerous plans have been prepared since 2000 for Ardmore focused on revitalization programs,
projects and redevelopment initiatives. The creation of the Montgomery County Revitalization Program
(the “Program”) in 2000 served as the
impetus for the development of the
Ardmore Revitalization Plan which
was prepared in 2001 by the Lincoln
Property Company and updated by
Hillier Architecture in 2005. To receive implementation grants through
the Program, a revitalization plan was
required to be completed, adopted
and reassessed every five years. The
Program was established to help create a strategic economic development
program to strengthen and stabilize
the county’s older communities for
the long term.
Program grants are provided to
specific targeted areas, which may
include entire municipalities or
portions of municipalities, to assist
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in their revitalization, redevelopment, and rebuilding. The targeted
areas must meet a number of criteria including low-moderate income
thresholds, higher number of femaleheaded families, a declining tax base,
number of children under five in
poverty, more welfare recipients and
a lower level of construction activity.
Although Lower Merion Township
was not accepted into the program
in its entirety, two census tracts in
Ardmore qualified thus allowing the
Township to “opt-in” to the Program
because the demographics and characteristics of the area met the eligibility requirements.
Since the inception of the Program, approximately $1.25M in
funding has been utilized to leverage $5.3M in improvements to the
Ardmore Business District, including the commercial façade improvement program, and improvements to
the Vernon Young Park. In addition,
the Program provided $300,000 in
funding for acquisition of property to
enable the realignment of the intersection of Ardmore and Lancaster Avenue. Construction of these improvements will be completed in 2010 and
include a small public plaza with
landscaping and seating at the intersection, ADA accessible ramps, street
lights and new traffic signals. The
Program provided $100,000 to assist
in the Anderson Avenue Underpass
Project that is expected to proceed to
construction in 2010. The Program
has also provided $250,000 in funding for the future construction of the
Ardmore Transit Center.
Through a grant received in 2002
from the Delaware Valley Regional
Planning Commission (DVRPC),
combined with federal Community
Development Block Grant (CDBG)
funds, the Township engaged a team
of consultants that included Hillier
Architecture, Econsult Corporation,
Gannett Flemming, Chance Management Advisors and Desman Associates to evaluate multi-modal transit,

HARB
HC

Studies
Ordinances

transportation and parking inefficiencies, and economic revitalization
needs in Ardmore. As a result, the
Ardmore Transit Center Master Plan
was completed in 2003. The plan
included redevelopment concepts
designed to address the concerns
and issues expressed by stakeholders
and the public at a series of public
meetings.
Significant parking and mass
transit facilities deficiencies were
identified in Ardmore around the
area of station and business district.
The need for additional parking for
the Municipal Complex, the SEPTA/
Amtrak Ardmore train station, and
business district was identified and
quantified. The inadequate train
and bus station facilities have had
significant negative impact on the
use of mass transit versus private
automobiles. The development of
the Ardmore Transit Center will be
a mixed-use project, incorporating
transportation and community facilities including a commuter/public
parking garage, ADA accessible highlevel platforms and residential uses.
The goal of the project is to stimulate
economic revitalization in the Ardmore Business District and improve
the existing streetscape and pedestrian access in the Ardmore area.
Several conceptual redevelopment options were presented for
the Ardmore business district that
included various levels of redevelopment and the possible relocation of
some businesses. The purpose of
the conceptual plan was to improve
transportation facilities, to revitalize
the Ardmore business district, redevelop the Ardmore Station and to develop transit supportive uses around
the station. In fall 2003, given the
documented concerns with outdated
and non-accessible transit facilities
and limited commuter and business
parking to support the business district, the Board of Commissioners
accepted the Ardmore Transit Center
Master Plan and directed Township
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staff and consultants to begin work
on phase two – planning for implementation of projects suggested in
the Ardmore Transit Center Plan.
The Ardmore Transit Center was determined to be the priority project
for implementation. In 2004, the
Township, in conjunction with the
Southeastern Pennsylvania Transportation Authority (“SEPTA”), secured
a $5.8 million federal appropriation
to support multi-modal bus and rail
improvements to the station facilities
and platforms. These funds required
a local 20% match which is being
provided by the Township through
its Capital Improvement Program. In
2008, the Township received a $6M
Redevelopment Assistance Capital
Improvement Project grant from the
state of Pennsylvania for construction of the public/transit improvements. In addition, SEPTA provided
a commitment of $10M from its Capital Program to support parking and
transit improvements.
The Urban Land Institute (ULI)
was invited by Lower Merion Township to examine the revitalization
strategies proposed in the Ardmore
Transit Center Plan. The ULI prepared the Advisory Services Panel
Report: Ardmore, Pennsylvania in
2004. The panel’s recommendations
assisted in refining the goals for the
Ardmore Transit Center that were
incorporated into the 2005 Ardmore
Redevelopment Area Plan. To facilitate revitalization of the Ardmore
Business District, the Township and
Montgomery County certified parts
of downtown Ardmore as a redevelopment area in January of 2005. The
preparation of the Redevelopment
Area Plan was a necessary step in obtaining the status of a redevelopment
area. This plan identified the boundaries of the project area, the proposed uses following redevelopment,
existing and proposed zoning, street
changes, relocation measures, a preliminary cost estimate and proposed
standards and controls. In 2006,
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the Township Board of Commissioners adopted a resolution stating that
eminent domain will not be used in
Ardmore for the purpose of private
enterprise, development and gain.
The Ardmore Transit Center project will be the first partnership between SEPTA and a suburban Philadelphia municipality to develop a
Transit Oriented Development (TOD)
project. The project has gone through
many years of planning and public
involvement and the goal of this public/private partnership is to increase
ridership and reduce dependence on
automobiles in a very congested area
of the Delaware Valley region. In addition, the project will provide for
ADA accessible facilities including
high level platforms and extensive
pedestrian improvements.
In issuing an RFP for a developer
in 2007, the Township sought creative development and revitalization
ideas for the Transit Center and the
broader Ardmore Business District.
EBL&S Development was initially
selected for the project; however, the
company chose not to proceed with
the Ardmore Transit Center Project.
In March 2008, the Township selected regional developer, Dranoff
Properties as the Master Developer
for the Ardmore Transit Center Project. The selection was made because
the proposal included components
of development that are of high quality design in every aspect and are
architecturally significant, while at
the same time sensitive to the historic character of the area, business
district and surrounding residential
communities. In 2008, the Township
executed a Memorandum of Understanding with Dranoff Properties that
was subsequently replaced with a Development Agreement in 2009 and
reflects the first public/private partnership entered into by the Township
to complete a redevelopment project.
The schematic design for the Ardmore Transit Center and associated
transit facilities submitted by Dranoff
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Properties in concert with architects
JKR Partners will serve as the basis for
the design of the Project.
In 2008, the Township in cooperation with SEPTA issued a request for
an Architectural and Engineering Design consultant team to design the Ardmore Transit Center conceptualized
as a mixed-use development on land
assembled from Amtrak property and
facilities, and publicly owned parking areas (Township and Amtrak).
Amtrak owns the Ardmore Train Station property and the adjacent parking lot property. Amtrak leases these
properties to SEPTA pursuant to an
agreement and lease dated July 1,
1987, which will expire on December 31, 2016. In 2009, the Township
selected Urban Engineers along with
Tim Haahs Parking Design and Architecture and Converse Winkler Architects to complete the engineering and
design of the public and transit related improvements. Urban Engineers
is working with Amtrak and SEPTA
engineering to finalize project site
locations and to address engineering
clearance challenges presented by the
constrained site.
The following programmatic
components for the Ardmore Transit Center are being engineered
and designed:
 New train station building with
street level retail and upper level
commercial uses including passenger waiting facilities and a ticket area leading to new high-level
platform facilities adjoining the
railroad tracks.
 Structured parking garage for
commuters, the public, commercial clientele and employees, and
the Township as well as parking
required for the new mixed-use,
residential and retail uses.
 Safe pedestrian crossings, a dedicated commuter pick-up and
drop-off area, ADA accessible pedestrian pathways for station access and vehicular access to the
parking structure and integrated
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bus stops.
 Improved and enhanced connections to facilitate pedestrian and
vehicular movement between
Lancaster Avenue, Montgomery
Avenue and Suburban Square
shopping center.
 Street level retail and multi-story
residential development.
 Public open space improvements.
Additional work has been completed between 2007 and 2010 as required by the National Environmental Protection Act (NEPA) including
completion of Phase One and Phase
Two Environmental Studies, Environmental Assessment, Determination of
Effect Report, Geotechnical Engineering Analysis and a Phase 1A Archeological Survey. Several NEPA Open
House public meetings have been
held to present this information to the
public and to secure public comment.
A section 106 Programmatic Agreement has been entered into among
SEPTA, the Township, the Pennsylvania Historic and Museum Commission (PHMC) and the Federal Transit
Administration. In 2009, the project
received a finding of “No Adverse Effect” on Ardmore Commercial Historic District and “No Effect” on the
historic Pennsylvania Railroad Main
Line from the PHMC.
Construction of the Ardmore
Transit Center is expected to begin in
late 2011 or early 2012. Funding the
public portions of the project continues to present challenges in the recent
economic climate, but design engineering is proceeding while funds are
identified.
Housing

Maintaining the Township’s inventory of quality, affordable housing has been a community goal since
the Township first prepared a Comprehensive Plan in 1937. In the early
1980’s the Township began receiving
funding through the Federal Community Development Block Grant
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(CDBG) Program. The CDBG program
provides funding to local governments
to provide affordable housing, enhance neighborhood conditions and
to expand economic opportunities for
lower income populations qualifying
under federal eligibility guidelines.
The CDBG program utilizes data from
the federal census to determine eligibility. The majority of CDBG funds
utilized by Lower Merion Township
have been directed towards census
tracts in the Ardmore area that are eligible to receive the funds.
The Township’s CDBG allocation
has shifted over the years based on
federal funding. In 1998, in response
to the increased availability of funds,
the Township prepared a CDBG Eligibility and Fundability Study to maximize federal affordable housing funds
by determining areas of the Township
eligible for participation and to also
identify projects, which may qualify
for funding. This study has been followed up by the preparation of 5-Year
Consolidated Plans for Housing and
Community Development in 2000 and
2005. Five-Year Consolidated Plans
are required by the federal government in order to participate in the
CDBG program and they are administered by the Township’s Community
Development Technician. The 5 Year
Consolidated Plans are required to include a 1-Year Action Plan component
identifying improvements to public
services, housing development, fair
housing rights and ADA accessibility.
The Township will update the 5-Year
Consolidated Plan in 2010.
Since 2000, the Township’s CDBG
program has resulted in the creation
of dozens of new elderly rental- and
owner-occupied affordable units
through new construction and rehabilitation. In addition, the Township’s CDBG program has helped to
preserve existing affordable neighborhoods through a variety of programs,
including counseling for first time
homeowners, constructing sidewalks
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and Phase I improvements to Linwood
Park to provide recreational opportunities for neighborhood residents.
In 2006, the Township prepared
a Fair Housing Analysis to identify
impediments to affordable housing
in Lower Merion. The plan included
a strategic component which identified areas for expansion of affordable
housing opportunities throughout the
Township. In 2007, the Township expanded these efforts with the completion of the Lower Merion Affordable
Housing Corporation Strategic Plan.
The plan was prepared to assist the
Lower Merion Housing Corporation
in developing a work plan to expand
its role in the community. The Lower Merion Housing Corporation is a
non-profit corporation that assists the
Township in its mission to provide
affordable housing by seeking additional funds and managing programs
to provide housing, infrastructure,
outreach and other services.
Tra n spor tation

The issue of transportation is similar to the issue of stormwater management, in that it is comprised of many
smaller sub-issues or modes of transportation. Because of the auto-oriented nature of the Township, transportation issues usually revolve around the
automobile. Providing for the efficient
movement of cars and finding locations for cars to park are some of the
sub-issues relating to transportation.
The Township’s roadway system is
almost fully developed. The creation
of new or wider roadways is not likely;
therefore improvements for auto efficiency are undertaken by individual
developments to improve conditions
within the existing road framework
or via projects funded through the
Township’s Capital Improvement Plan.
There are a few examples of Township
studies to improve specific areas, including the 2007 Traffic Analysis of
the Bryn Mawr Master Plan Area and
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the 2003 Rock Hill Road/Belmont Avenue Roadway Sufficiency Analysis.
The Township has also proactively
addressed parking in commercial areas on a Township-wide basis through
the preparation of the 2001Townshipwide Parking Study and the 2005 Bryn
Mawr Parking Study. These studies
resulted in the creation of the Township’s Parking Department to oversee
and implement the Township’s parking management program.
In an effort to improve non-automotive modes of transportation, the
2004 Township-wide Pedestrian and
Bicycle Network Feasibility study was
prepared. This study was the result of
an extensive public process and provides a range of recommendations to
improve pedestrian and bicycle connections between residential neighborhoods and community facilities,
commercial areas and public transportation nodes. This study also explored
the potential to create a recreational
trail along the Schuylkill River to permit residents to access the regional
trail network. As a result the 2008
Feasibility Study for the Schuylkill
River West Trail was prepared in a
joint effort involving Lower Merion,
West Conshohocken and Bridgeport
with funding received through the
Pennsylvania Department of Conservation and Natural Resources (DCNR)
Community Conservation Partnerships Program.
Due to extensive public interest
in the 2008 Feasibility Study for the
Schuylkill River West Trail the Board of
Commissioners included the portion
of the proposed alignment east of Flat
Rock into the Capital Improvement
Program. The agreed upon alignment
proposes linking Flat Rock Park to
the Pencoyd Bridge via the Harry Olson Trail identified in the 2006 Open
Space Plan along with waterfront trails
privately constructed as part of the
redevelopment of the Righters Ferry
Waterfront identified in the Cynwyd
Heritage Trail Master Plan.
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SUMMA RY

The scale and scope of the inventory and analysis of planning activity
over the past decade prepared for this
report far exceeds the standard time
and effort typically conducted in the
preparation of a Comprehensive Plan.
The sheer volume of planning analysis required to prepare this report is
indicative of the volume and complexity of planning issues facing the
Township. Every attempt has been
made to conduct the analysis in a
thorough and systematic manner, in
order to provide a cohesive picture
of planning activity over the past 1015 years. The following summary is
based upon the analysis of planning
studies between 1996 and 2008:
This report reveals that the Township lacks an internal system for
cataloging, inventorying and reviewing planning studies. As a result, the
origins and outcomes of many studies
prepared over the last decade are reliant upon the institutional memory of
Township staff and consultants.
 Implement a cataloging system
so the plans may be more readily
available for the use of all Township departments.
 Develop a comprehensive organizational approach to cataloging
and monitoring subsequent planning studies.
Taken as whole, the system-wide
master plans for the Park and Recreation, Library and Fire Departments
essentially meet the MPC requirements concerning the preparation of
a Community Facilities Element of a
Comprehensive Plan.
 Integrate the system wide master
plans together to create the Community Facilities Element.
 Coordinate the goals and recommendations of each community
facility system with the Township’s
land use, housing, open space,
circulation and economic development goals and recommendations.
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This report reveals that the Township has been committed to improving
the function and appearance of commercial areas over the past decade.
The Township’s strategies have resulted in many improvements including parking and signage additions,
streetscape improvements and the
establishment of committed business
district organizations in Ardmore, City
Avenue and Bryn Mawr. In addition,
the Township has made numerous
internal organizational improvements
to support business districts including the hiring of a part time retail coordinator to recruit appropriate retail
businesses in each district. However,
the comprehensiveness of the Township’s economic revitalization strategy
is not well known or understood by
many residents who only experience
the Township’s efforts on a project by
project basis.
 Compile the Township’s recent
economic plans to form the core
of a new Economic Development
Element.
 Further evaluate the Township’s
Economic Development initiatives to better understand the implications the revitalization of the
commercial areas have upon the
Township’s finances.
 Coordinate the Economic Development Element with the new
Land Use Element to better evaluate the economic capacity of commercial areas in relationship to
their potential density.
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