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Figure 1. Illustrative Plan

Introduction
This is an exciting time in Bryn Mawr, which is a
place unlike any other with superior resources and
a committed community. Bryn Mawr is known
for its shops, its train station, its colleges and schools,
the hospital, and the compact village setting. This
plan puts forth both a vision and a strategy for
moving forward while still treasuring the past. The
master plan process created a forum for engaging
residents and stakeholders, testing ideas, confirming a shared vision, and identifying the specific steps
that need to be taken to achieve the community’s
goals. The actions of many different entities need to
be orchestrated to create positive change, including
the Township, residents, shop owners, institutions,
and civic organizations. In order to understand the
overall framework for this plan, the introduction
looks forward to establish the future potential, looks
backward to understand the context for the study,
explores the existing assets, and discusses the process
for planning and the strategy for action.

Looking Forward
Traveling westward through the Main Line from
historic Philadelphia, or eastward from exurban King
of Prussia, Bryn Mawr will stand out as a distinctive
village within the region (Figure 1). People will congregate around the center, near the train station, the
library and the movie theater. Lively shops,
restaurants, and cafes will open onto Lancaster Avenue
and Bryn Mawr Avenue. On these primary streets,
benches, signage, outdoor displays and dining will

create activity throughout the day and into the evening, seven days a week. Signage will direct pedestrians and drivers to their destinations: parking, train
stations, the Bryn Mawr Film Institute, Bryn Mawr
Hospital, Bryn Mawr College, and other schools
and colleges.
The new development on “Municipal Lot 7” will
mark the point of arrival into the village center. This
unique development will have a mix of shops, restaurants, residences, and perhaps hotel rooms, organized
around outdoor public plazas. The development will
serve as a gateway to the R-5 Bryn Mawr train
station, facilitating arrivals, drop-offs, and services
around the station. People taking the train will likely
park in the new parking structure located at the
SEPTA/Amtrak lot north of the tracks. Improved
and accessible platforms, services, and entry on this
side of the tracks will make it easier for all passengers.
Arriving from the north, an improved Morris
Avenue will serve the station dipping under the
tracks and continuing to Lancaster Avenue. Bryn
Mawr Avenue will continue from the station all the
way south to an improved Five Points at County
Line Road and on to the Trolley Route 100 Bryn
Mawr Station. This north south corridor will link
Bryn Mawr Hospital, Bryn Mawr College, the
private schools, both train stations, and the village
center. People arriving from the south and destined
for the hospital or the village center will be directed
to convenient parking, encouraging pedestrians to
shop and browse as they walk between the hospital

and the center. The historic Gerhardt building on
the grounds of Bryn Mawr Hospital and designed by
celebrated Lower Merion architect Frank Furness,
will be a landmark at the southern gateway into
Bryn Mawr.
People coming from the Blue Route (Interstate
476) or points west will recognize the lovely Austin
Park in Rosemont and the continuous shops and
improved streetscape that mark the Bryn Mawr village once they pass Roberts Road. The fire station
and the Bryn Mawr Film Institute will be distinctive
landmarks along this stretch of roadway. At the very
center of the village, where Bryn Mawr Avenue
crosses Lancaster Avenue, the Ludington
Library with its new glass-enclosed expansion will
serve as a beacon that lights up the center in
the evenings.
People who live in the village center will have many
choices, including single family and town homes
along shady side streets and condominiums and
apartments along the more active streets. Residents
will be able to enjoy concerts at the Gazebo, casual
recreation, and active games in the newly renovated
park at the Bryn Mawr Community Center. This
park will provide a gracious setting for the library,
the senior center, and the historic buildings nearby.
Activities within these buildings can spill outdoors
and will help enliven the park. Handicap parking
will be provided behind the senior center, while a
new parking structure with active ground floor uses
will frame the park on the south.
Bryn Mawr Master Plan



Figure 2. Overview Aerial
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Background
Bryn Mawr has been the subject of several studies in
recent years, many of which sought to address the
languishing character of the retail district and fulfill
the economic potential of the area. The 1997
HyettPalma economic development study suggested ways to improve all the business districts in
the Township with particular emphasis on promoting Bryn Mawr’s three distinct commercial areas.
A 1999 Carter Van Dyke study provided detailed
streetscape enhancement recommendations. The
planned expansion of the hospital has been the
impetus for recent studies including several plans developed by HOK for the hospital and the 2004 ULI
Advisory Panel study commissioned by the Township. The current study is an outgrowth of a recommendation by the ULI team for a more in depth
master plan for the area. In general, the previous
studies have stalled due to a lack of broad consensus
and/or the lack of a clear strategy or funding source
to implement the recommendations.
The goal of the current study is to develop a
comprehensive vision and a strategy that takes into
account the hospital’s plans, the presence of other
institutions, and the retail, undeveloped and underutilized lots, and transit and parking issues in the
village center (Figure 2).
A surface parking lot, Municipal Lot 7, occupies
the most valuable land from both a real estate and
symbolic point of view at the heart of the village, in
front of the train station and at the point of arrival

into Bryn Mawr proper along Lancaster Avenue. The
character and mix of retail along Lancaster Avenue
does not live up to the tremendous potential in this
location, and the overall character of the street does
not inspire pedestrian activity. The railroad, which
was once a nucleus to the community, seems sidelined by the increasing use of automobiles, changed
commuting patterns and the attendant demand
for convenient parking proximate to a destination.
Where each village was once a distinct place along
the Main Line, today the intervening areas blur the
village centers along a corridor that in many places
resembles a generic suburban strip. The east/west
residential and institutional corridors of
Montgomery Avenue, the R-5 rail line, commercialized Lancaster Avenue and County Line Road create
a series of barriers that make it hard to cross north/
south at the limited overpasses, underpasses, and
challenging intersections whether on foot, on a
bicycle or in an auto. The colleges, university, and
hospital and their constituencies seem unconnected
to the village center although they are less than a
quarter mile away. The hospital’s ongoing need to
expand and accommodate new technology and
necessary services should be meshed with the character and the economic goals of the village center,
especially in the Central Avenue area.

Improvements at Municipal Lot 7, the train station,
the arrival areas north and south of the tracks offer
an opportunity to create a vital center and a focal
point for the village. By improving connections, the
village can attract people that already live, work, and
study within walking distance of the center but who
currently choose other destinations in the region.
The strategy for implementing a vision is as important as the vision itself. This document lays out the
steps necessary to achieve the vision including phasing, development strategies, and roles and responsibilities. Without leadership, clarity, commitment,
and public investment, however, the private sector is
unlikely to respond.

Bryn Mawr needs to invent a forward looking and
distinctive identity for the village based on historic
town relationships and current strengths.
Bryn Mawr Master Plan
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Figure . Regional Context

Bryn Mawr has a strong identity, well known to
people in the region and even nationally . This identity stems from its position on the Main Line, the
long tradition of quality educational institutions, and
Bryn Mawr Hospital’s reputation for quality service
in an accessible location . Although the historic
development was layered, the Main Line identity
embodies the wealth that moved westward from
Philadelphia beginning in the 19th Century along
the rail lines . The identity of Bryn Mawr as a place
today is largely carried on by Bryn Mawr College .

*

Figure 3. Regional Context
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As a part of the Main Line, Bryn Mawr evolved
through different stages of development . These
phases each have landmarks and secondary orders as
institutions and development patterns evolved .
Native Americans were the earliest settlers establishing early trails along the ridges . In the colonial
period, settlements based on an extractive and
agricultural economy formed around small market
centers and mills . Through the 1840s, the wagonroutes influenced settlement patterns, with villages
established a day’s animal drive apart . The railroadcentered suburb formed along the “Main Line of
the Public Works” giving rise to the famous name,
and the use of automobiles in the early 20th century
reinforced and expanded the growth corridor along
the Main Line . The stations were largely placed at
the existing agricultural and turnpike era villages,
and the service village is largely an artifact of the
late 19th and 20th centuries . Institutions along
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The study area for this report is focused generally on
the area around the village center, within a five to
ten minute walk of the R-5 station (Figure 4). This
geography, which is determined by topography and
perceptions about the center along Lancaster Avenue
and Montgomery Avenue, has a primary focus from
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The village is surrounded by seven colleges and
universities representing a total of 24,000 students
attending Bryn Mawr College, Harcum Junior
College, Haverford College, Rosemont College,
Villanova University, Eastern University, and Cabrini
College. The Shipley School and Baldwin School are
private secondary schools within a five minute walk
of the center. The Bryn Mawr Hospital has existed in
the community since the Civil War and today has approximately 1,800 employees and a total of 283 beds.
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Bryn Mawr Village is governed by the Township of
Lower Merion, which stretches for more than six
miles along the banks of the Schuylkill River and
includes the villages of Bala Cynwyd, Ardmore,
Haverford, Bryn Mawr, and Rosemont, each one a
station on the Main Line. The Township lies within
Montgomery County, with Bryn Mawr village
located along the southern edge of the county. As

Bryn Mawr’s population is 3,662 and the Township
of Lower Merion’s population is 59,520. The
greater Philadelphia region has a population of 5.2
million. The four major townships (Lower Merion,
Radnor, Haverford, and Tredyffrin) that make up the
Main Line are some of the wealthiest suburbs in the
nation. Households are generally well-established
and well-educated.
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Less than 10 miles outside Center City Philadelphia,
the village is only two miles from Interstate 476 to
the west, commonly called the Blue Route, which
connects directly into Interstate 76, the Schuylkill
Expressway, to the north (Figure 3). Bryn Mawr
village lies near the crest of the hill on Lancaster
Avenue (Route 30) and between two existing rail
lines. Just north of Lancaster Avenue is the rail
corridor that runs Amtrak service (accessible in
Ardmore) to Philadelphia, Harrisburg, and
Pittsburgh and the SEPTA R-5 commuter rail to
30th Street Station, Paoli, and Thorndale. Just south
of the village center is the SEPTA Route 100 line
that provides service between 69th Street Terminal
in Philadelphia and Norristown.

the 19010 zip code, however, Bryn Mawr as a place
crosses Township and County lines and includes
all of the area from Conshohocken State Road in
Gladwyne on the north to Darby Paoli Road in
Radnor, Delaware County, on the south.
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the corridor arose as a reflection of the social goals
of the wealthy constituents, flourishing on former
estate properties and creating a stable economic base
around Bryn Mawr. The village today retains the
scale of a walkable community, and the working class
homes near the center provide some of the only
workforce attainable housing in a wealthy region.
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Figure 4. Master Plan study area

Roberts Road on the west to County Line Road
and Fishers Road on the east. It also takes into
account the institutions south of New Gulph Road
and north of County Line Road

Planning Process
Orchestrating change requires leadership, clarity of
purpose and a broad base of support that establishes
the notion that all parties are moving in the same
direction toward a positive outcome. The planning
process becomes the forum for dialogue to learn and
explore creative ideas, while also sharing information
about issues. Recommended improvements must
draw people together based on shared interests but
also on the clear understanding of realistic trade-offs.
Recognizing fiscal, market, and land ownership issues, managing expectations becomes essential, while
the identification of priority projects and realistic
next steps establishes the way forward.

Bryn Mawr Master Plan



Figure 5. Student workshop

Figure 6. Student workshop visioning

Stakeholder Interviews
From the outset, the Township of Lower Merion has
been committed to an engaged public involvement
process to shape the master plan for Bryn Mawr. In
2004, the Township Board of Commissioners
appointed the Ad Hoc Bryn Mawr Committee
composed of civic, hospital and business representatives to begin the work of long range planning for
Bryn Mawr. With their guidance, this master plan
process began in fall 2005 with the selection of the
consultant team of Sasaki Associates, Economics
Research Associates and CivicVisions, and was
completed in summer 2006. The initial step was
to interview leaders and stakeholders representing
institutions, local businesses, cultural and civic organizations, transit officials, elected public officials and
different departments within the Township. These
interviews, which took place primarily in December
2005 and January 2006, provided a framework for
the project based on key issues, lessons from previous planning studies, and goals for this study and for
the future of Bryn Mawr. The Township-appointed
Ad Hoc Bryn Mawr Committee has been a key instrument for discussion and engagement of a broad
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range of constituents, including business owners,
Bryn Mawr Hospital, Bryn Mawr College, the Film
Institute, civic organizations, and others.

•	Bryn Mawr is a complex metropolitan suburb
with many groups. It is not a monoculture
“College-Town” and cannot be defined as such.

Student Workshop

•	Students need local social places within walking
distance, aimed at their niche.

The workshop on February 20, 2006, engaged 17
students representing five of the local colleges
(Villanova, Rosemont, Bryn Mawr, Harcum and
Haverford). It was organized as a series of mapping
exercises and discussion that uncovered both rational
and emotional reactions to how life is lived while a
student at a local college (Figures 5 and 6). Findings
from the workshop are documented in Appendix F
and are summarized below:
•	This was the first Township-sponsored event that
convened students and asked for their input. It
was also the first time the various colleges representatives had formally met each other.
•	Students feel invisible in the area despite their
numbers, their supply of baby-sitting services,
and their voting power.

•	Students shop regionally, not locally. They take
full advantage of the offerings of the metropolitan area and welcome the opportunity to leave
the local campus setting.
•	Students walk and respond positively to a good
pedestrian environment.
•	There is a need for housing for students,
not the current condition of students in
suburban housing.
Because the student population has been marginalized by the larger suburban context, a good
beginning point would be to organize a forum that
convenes college representatives to discuss common
interests that relate to the Township. This should
be a first step of engaging in an on-going dialogue
before undertaking issues that relate to the physical
plan of Bryn Mawr.

Figure 7. Bryn Mawr charrette

Figure 8. Developing plans in the charrette

Figure 9. Examples of a charrette diagram

Church. On March 2, the work session was held
from 1 pm to 8 pm and was focused on understanding the issues at stake in Bryn Mawr. Four distinct
sessions were held, each one with an opening presentation followed by small group work sessions and
discussions. These topics addressed:

findings from the charrette are documented in
Appendix A and are summarized below:

Charrette
In order to reach a broader constituency and to
have a more in depth work session, a charrette was
held over a three day period from March 1 to 3,
2006. The Township led the outreach for this effort,
including cable television broadcasts, flyers, letters,
calls, newspaper advertisements and other notification. The charrette was organized to allow people
to drop in when they were able and to participate in
a meaningful way at any part of the process. Overall
the charrette engaged approximately 125 people,
with about 100 participants at each session and
many that stayed for multiple sessions (Figures 7-9).
The opening session, which was held in the
Township Board Room in Ardmore on the evening
of March 1, was broadcast on cable television. This
event included an open house, an overview presentation of the elements of great communities, and
small group discussions regarding participant’s goals
and expectations for Bryn Mawr. The subsequent
sessions were held in Bryn Mawr at the Presbyterian

• What is Unique about Bryn Mawr: Context
• Nuts and Bolts: Transportation and Parking
•	What is Missing/What is Possible: Program
and Implementation
•	Where are the Opportunities: Building on
our Assets
On March 3, from 9 am to noon, the participants
gathered around tables to explore alternative futures
and to develop concept plans for these ideas. These
concepts and all of the discussions during the
Charrette identified some common concerns and
ideas about the future and have become the basis
for the recommendations in this report. Important

•	Develop a mix of uses for a vital retail and
cultural center
• Establish a civic/cultural center for the village
• Identify and establish east and west gateways
•	Balance pedestrian, transit, traffic, and bicycle
needs and requirements
• Improve pedestrian connections
•	Preserve and enhance the unique and historic
character of Bryn Mawr
• Maintain a mixed income community
•	Integrate or address the needs of
college students
• Integrate hospital and village
•	Address public facility needs including an
appropriate site and building for the Bryn Mawr
fire department and the expansion of the library.
Bryn Mawr Master Plan



Strategy

Figure 10. Diagram of preferred alternative

Draft Plan and Final Plan
With input from the Charrette, a draft plan was
developed and presented on April 17, 2006, to the
Township staff, the Ad Hoc Committee, and the
public (Figure 10). The draft plan focused on the
north south connections between Montgomery
Avenue and County Line Road, connecting the
educational institutions, the two train stations, the
village center, and the hospital. A number of alternatives were shown for the key site at Municipal Lot
7, which became the basis for analysis of financial
feasibility. The discussions from the April meetings,
subsequent analysis, and email comments from the
public have shaped the final plan and recommendations, which is the subject of this report. The final
presentation was held on June 20, 2006, with a focus
on the implementation strategy as well as a presentation of the final illustrative plan.
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This vision suggests what Bryn Mawr could become
in the future, but positive change will only be possible with leadership and concerted action from a
number of different entities. The actions necessary
involve policy changes, coordination and negotiation,
and investment by the public, private, and non-profit
sectors. No one entity can effect these changes
alone, nor should they, but leadership is necessary to
guide change. The unfolding of Bryn Mawr’s future
over the next five, ten, and twenty years needs to be
dynamic, flexible, and inventive to respond to shifting outside conditions.
The immediate next steps may need to proceed on
several fronts:
•	Carry out the Transit Revitalization Investment
District (TRID) program, which has received a
transportation planning grant from the Delaware
Valley Regional Planning Commission, to advance the redevelopment of the station area and
Municipal Lot 7. As a part of this, coordinate
with SEPTA and Amtrak to understand joint
development possibilities for structured parking on the SEPTA lot and financially feasible
redevelopment of Lot 7.
•	Coordinate and negotiate with Bryn Mawr
Hospital’s leadership to arrange for joint development and public improvements in the Central
Avenue area, including the interests of the Bryn
Mawr Film Institute.

•	Update the zoning for the Bryn Mawr village
area with an overlay district that allows the vision to be realized, focusing on form rather than
use, shaping density and height to be compatible
with the district, and reducing parking ratios to
reflect shared parking, transit-supportive development and that balances the needs of commuters and retailers.
Other key policy recommendations might include
the nomination of the district to the National
Register, further investigations into workforce attainable housing, and a district-wide traffic study
to establish the basis for discussions with the
Pennsylvania Department of Transportation (Penn
DOT) about improvements to Lancaster Avenue and
key intersections within the district.
To carry this plan out, professional staff that is
focused on development and improvements in Bryn
Mawr will be necessary, and could draw from the
private non-profit and the public sectors. This
approach will involve the Township professional
staff to shepherd the specific development projects,
the business association to promote shopping and
improved business-Township coordination, and the
civic association to continue to deal with smallscale beautification projects. A part-time recruiter
may handle business recruitment, with the option
of combining the position with other part-time
recruiters in the Township

Development Principles

Figure 11. Pedestrian friendly streets

Building strong communities is one of the goals of a
master plan process. Through this process, a community has the chance to define the elements that
distinguish them from all other communities as well
as reflect on the day to day elements that make a
strong neighborhood and cohesive community. For
many, a great community has a distinctive identity, a
gracious civic realm, a diversity of people, uses, and
activities; walkable environments, and connectivity
within and to the larger region.

strategies should introduce a network of smaller
streets to create new addresses and provide access
within the largest “superblock” in and around
Central Avenue. As the primary north south access
through the village center, Bryn Mawr Avenue is
the focus of the current study and offers the most
potential for positive change.

In order to achieve these goals in Bryn Mawr, the
following specific development principles are
presented below.

Bryn Mawr is a remarkable place along the Main
Line. This status needs to be celebrated in the sequence of arrival in order to distinguish the village
center from the endless strip of commercial development that Lancaster Avenue and other main arterials
have become. The historic and the future center of
the village should be in and around the intersection
of Lancaster Avenue and Bryn Mawr Avenue. Efforts should be given to strengthening the gateway
points on all sides, using signage and taking advantage of landmark features, including the Austin Memorial Park at Rosemont, the Bryn Mawr fire house
building, the huge oak trees at Municipal Lot 7, the
rail bridges and underpasses from the north, and the
five points intersection on the south. New development on Lot 7 must be held to high design and use
standards as the landmark that signals arrival into the
center of Bryn Mawr village.

1. Create a network of pedestrian friendly streets
The strong east west linear corridors that dominate
Bryn Mawr today (Montgomery Avenue, the Main
Line, Lancaster Avenue, Old Lancaster Road and
County Line Road) need greater emphasis on the
pedestrian environment through traffic calming
in the village center and investment in cohesively
designed sidewalks and other streetscape amenities
(Figure 11). The north south streets, which provide
the vital connection between the schools, colleges,
hospital, and transit, are the key to Bryn Mawr’s
future. In the village center, redevelopment

2. Celebrate the points of arrival into the
village center

Bryn Mawr Master Plan



Figure 12. Active retail uses

Figure 13. Range of housing opportunities

3. Encourage transit oriented and supportive uses
in the area around the train station

4. Concentrate retail on Lancaster and Bryn
Mawr Avenues

5. Connect the hospital and schools into the
village center

Access to fixed rail transit is a tremendous real estate
asset and an amenity for existing residents, business
owners and employees. Any transportation infrastructure creates value for surrounding areas. Unlike
the ubiquitous road network, however, a rail system
represents a more highly concentrated investment,
and a train station is a more singular feature. Bryn
Mawr enjoys two stations: one in the center on the
R-5 Main Line and one to the south on the Route
100 Norristown Line. To take advantage of these
assets, development within a five to ten minute walk
of the stations should be more compact with an
integrated mix of uses that includes retail, residential,
and office among others.

To be successful, retail needs to be concentrated
on highly visible, high-volume automobile and
pedestrian streets. Anchor destinations, such as the
train station or the movie theater, drive foot traffic
patterns that are critical to generating retail volume
(Figure 12). Lancaster Avenue has traditionally
been the best retail address and should continue
to be the focus of retail activity. To create dimension in this experience, any additional retail should
be concentrated along Bryn Mawr Avenue and the
train station area, where new development offers
the potential for larger footprints and more generous sidewalk dimensions for outdoor displays, street
amenities and dining.

The hospital, colleges and universities, and schools
create jobs and spin off economic activity in Bryn
Mawr and contribute to the diversity of people
in the village center. These employees, students,
patients and other visitors are vital to the economy
of Bryn Mawr, and along with residents, are part of
the customer base for Bryn Mawr stores, restaurants,
or a future hotel. The institutions of Bryn Mawr
should be connected more strongly to the center,
both through physical improvements to streets and
the mix of retail uses to serve their needs as well as
revised Township policies relating to growth, parking, and student housing.
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Figure 14. Civic public places

6. Promote a variety of housing types in the
village center

7. Develop civic public spaces that promote
community use

Bryn Mawr is one of the more compact settlements
in Lower Merion, in part because of the small lot
single family bungalows and cottages, row houses,
and mid-rise apartment buildings. This range of
housing types distinguishes the village from the
rest of the Township and should be encouraged in
the future. A range of housing types provides for
different households and people in different stages
of life (Figure 13). In addition, these housing types
are typically more affordable than estates and single
family homes on large lots, allowing opportunities
for school teachers, municipal employees, hospital
employees, college faculty, and shop owners to live
in Bryn Mawr close to their jobs and to transit.

In the village center, open space is a precious
resource that can unify the community through
organized civic events and casual use. In town and
city settings, successful parks are surrounded by active uses, which offer a watchful eye and/or activities
that can spill from inside to outside (Figure 14). The
program for the park space needs to be tailored to its
location and size, with a variety of parks to add interest. A small intense plaza surrounded by shops is
just as valuable and complements a more green lawn
and garden area surrounded by civic and residential
uses. Sidewalk areas in front of retail and civic uses
are an important form of open space, where people
encounter others and can relax in a setting made
comfortable by shade trees and benches.

Bryn Mawr Master Plan

11

© DAN BRODY
© DAN BRODY

© DAN BRODY

© DAN BRODY
© DAN BRODY

Figure 15. Identity of Bryn Mawr
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DISTINCTIVE IDENTITY

Figure 16. Historic settlement patterns

Bryn Mawr has a national identity as one of the
most distinguished villages along Philadelphia’s
Main Line (Figure 15). The name of the corridor
is ultimately derived from the early public investment in rail chartered in 1823, as the “Main Line
of Public Works in the State of Pennsylvania”, that
eventually connected Philadelphia to Lancaster and
ended in Columbia on the Susquehanna river before
being extended to Pittsburgh and the west. Bryn
Mawr, which means “high hill” and was adapted
by the 18th century estate owned by Richard Ellis
occupies the high ground in this area, with land
that falls away in a series of ravines, rushing streams,
and winding roads toward the Schuylkill River on
the northeast and Darby Creek on the southwest.
Along this ridge between the two watersheds, the
shifting alignments of the Lancaster turnpike (Route
30) and later the railroads cut generally to the west
to create the “Main Line” (Figure 16). The railroad
owned much of the adjacent land and promoted
real estate development, especially in Bryn Mawr.
The railroad owners and other corporate leaders of
the late 19th Century created a destination at Bryn
Mawr with the grand hotel designed by Frank
Furness that in 1896 became the Baldwin School,
the many estates and later the hospital and
the colleges.
Today the institutions remain strong elements in
defining the identity of Bryn Mawr. Bryn Mawr
College has a national reputation as a top ranked
college, and is one of the few remaining women’s
colleges. Bryn Mawr Hospital is recognized as a top

quality hospital in the region and is part of the larger
Main Line Health System. The private secondary
schools and the civic and cultural uses in the village
establish the quality and the character of Bryn Mawr.
There is considerable evidence to indicate that, in
the knowledge-driven economy of the 21st century, individuals will make decisions about where to
live and work based, in large part, on the quality of
life of the community, rather than on the fact that
the company or industry is located there. It is not
surprising that many of the most desirable communities are home to nationally ranked colleges
and universities. There are approximately 24,000
students enrolled in colleges located on the Main
Line—Cabrini,Villanova, Eastern, Rosemont, Bryn
Mawr, Harcum and Haverford—but in fact, there is
little evidence of their presence (Figure 17). Students, together with faculty and staff of these institutions represent a substantial population that might
be engaged as active participants in developing Bryn
Mawr’s identity. They represent an audience to attract to Lancaster Avenue development.
The villages along the Main Line— Ardmore,
Haverford, Bryn Mawr, and Rosemont among
others—share some common characteristics. Each
has a train station that formed the basis for a cluster
of 19th Century architecture in the commercial
core along Lancaster Avenue. These centers have
one to four story buildings close to the street with
ground floor retail along their facades. The residential neighborhoods around many of these stations are
Bryn Mawr Master Plan
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Figure 17. Local colleges and universities (student enrollment)

characterized by higher density and more modest
homes compared with the rest of the Township.
Narrow underpasses and bridges make the north
south crossing between Lancaster Avenue and
Montgomery Avenue challenging. In contrast to
the commercial character of Lancaster, Montgomery
Avenue became the address for prime institutions.
The intervening areas between villages were historically lower density residential and even rural areas,
contrasting with the village centers. With ongoing
infill of suburban retail centers along the Lancaster
corridor, however, the character has become more
continuous with few visual clues that mark the
arrival into a village center.
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Bryn Mawr has some unusual features that set it
apart from all other villages on the Main Line. The
two-acre open square at Municipal Lot 7 in front
of the Bryn Mawr train station is an unusual feature
along a street with almost unbroken retail facades
(Figure 18). Located near the crest of the hill, this
point reinforces the name of Bryn Mawr, which
means “high hill”. The line of grand oak trees along
the edge of this open space is remarkable, even
though the square itself is used as a surface parking
lot. Key buildings surround this central square, some
with distinguished architecture such as the Bryn
Mawr Trust building, and some with important civic
uses such as Ludington, the central library for the
Township, the post office, and the train station.

The presence of Starbucks on the corner of Lancaster Avenue and Elliot/Morris Avenue is a marker
for the prominence of this key location.
Although Lancaster Avenue features two travel lanes
in either direction along its length through Lower
Merion Township, the character and the actual
dimensions vary widely. In the heart of the Bryn
Mawr retail district, which reaches generally from
Bryn Mawr Avenue west to Roberts Road, the
section includes a fairly continuous line of street
trees and a consistent architecture of two and three
story commercial structures with retail shops facing
the street (Figure 21). On-street parking, which
has been cut into the sidewalk, slows the traffic and
provides a sense of protection for the pedestrian on
the street, even though the sidewalk is quite narrow
in places. West of this section, the ground level retail
continues but with a few more gaps and higher traffic speeds as the narrower right-of-way limits street
trees and on-street parking.
The newly restored and reopened Bryn Mawr Film
Institute has brought back the historic 1926 Seville
Theater while providing a unique destination in the
region with classic films, educational programs, and
other events. The fire station at Merion Avenue
establishes another landmark along Lancaster Avenue,
although its size is not adequate for modern equipment used by the all volunteer fire company.

Figure 18. Municipal lot 7

Figure 19. Bryn Mawr icons

Figure 20. Bryn Mawr neighborhood

Perhaps the most unique features of Bryn Mawr,
however, are the institutional uses that lie north
and south of the Lancaster Avenue corridor. The
mix of uses in Bryn Mawr is truly unique along the
Main Line; the more typical retail and residential
neighborhoods are complemented with the significant regional and national institutions that provide
economic stability to the village.

The north south corridor continues north of the
station along Morris Avenue. From the corner
of Morris Avenue and Montgomery Avenue, the
Baldwin School in the building of the historic Bryn
Mawr Hotel (1892), the Shipley School, Harcum
College, Bryn Mawr College (1882 to the present),
and the striking Bryn Mawr Presbyterian Church
(sited in the 1890s, now with an early 20th century
structure) are within a few minutes walk. The
impressive stone architecture in many of these
institutions speaks to the quality and durability
endowed upon them when they were developed,
while the gothic architecture has become symbolic
of Bryn Mawr.

stores, and along Montgomery Avenue, eight to ten
story apartment and condominium buildings.
Rosemont has some significant high rise apartments
and just south of the village in Delaware County,
there are many low rise apartments. With so many
students in the vicinity, the pressure on this housing
is significant, a situation that causes some friction
with non-student households. Only 40% of the
housing in the center is owner-occupied as compared to about 90% owner-occupied in the northern part of the Township.

Just to the south along Bryn Mawr Avenue, the Bryn
Mawr Hospital with its 140-foot cupola is a regional
destination. Occupying approximately 15-acres
between County Line Road, Mondella Avenue,
Old Lancaster Road, and Bryn Mawr Avenue, the
hospital is in the process of expanding out of this
“trapezoid” to offer outpatient care in medical office buildings and additional parking. Inpatient care
would continue to be concentrated in a connected
network of buildings within the core area, where a
1,150 space parking garage also exists. In order to
allow some of the planned medical area facilities, the
Township recently created the zoning to designate a
Bryn Mawr Medical District (BMMD).

The residential neighborhoods of Bryn Mawr south
of the station offer some of the more workforce attainable housing in the region (Figure 20).
Average household incomes are approximately
$90,000 in the village center compared to approximately $270,000 in the northern portion of the
Township. The mix of housing includes small single
family bungalows, rowhouses, apartments above

In the latter half of the 20th Century, the status of
the Main Line as the preeminent corridor became
eclipsed by the regional highway system that surrounds the Township on its northern, southern, and
western boundaries. Automobile use has redefined
the region and led to a more dispersed society,
affecting the location of workplace, home, and
shopping. The King of Prussia Mall and Suburban
Square in Ardmore are the locations of choice for
major brand name retail stores, drawing people of
all ages and incomes. Jobs may be in Center City
Bryn Mawr Master Plan
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Philadelphia, but also may be located along the
regional highway corridors. For some jobs, the
SEPTA commuter rail and bus may still be an
option, but for others the employment location
or other lifestyle choices may lead to a decision to
drive. Where the residential neighborhoods of Bryn
Mawr used to house the working class employed in
local estates, stores, or institutions, this geographic
link has been changed by the widespread use of the
automobile and the ability to drive to employment
anywhere in the region.
All of these choices affect the uses and the activity patterns in the village today and in the future.
The village of Bryn Mawr is largely characterized
by one-of-a kind, individually owned shops, with
a wide disparity in goods and services (Figure 21).
On the edges of the village center — east of Morris
Avenue and west of Roberts Road — some national
brands are found, including Staples, Borders,
Bertucci’s and Barnes & Noble.

Figure 21. Bryn Mawr village shops
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While Bryn Mawr will never be the quaint 19th
century village that it once was, the village does have
distinctive traits that distinguish it from all other
places in the region and the country. Some of these
traits, such as compact residential neighborhoods,
the presence of convenient transit, a mix of jobs and
retail, and housing within walkable environments are
all elements of smart growth that are driving current
development trends. The sections below describe
how Bryn Mawr can grow and change in the future
while holding on to the best of its heritage.

Development Opportunities

Figure 22. Market Area

The market potential in Bryn Mawr is practically
infinite given the incomes and the location in the
region. The ability of the village to capture the appropriate share of this market is limited primarily by
perception and barriers to development such as the
approval process, ownership patterns, and the cost of
land. The following sections provide an overview
of the economic and market context as well as the
development opportunities in Bryn Mawr.

Economic Characteristics
Bryn Mawr is uniquely composed of mostly highincome single-family households with a commercial
core along Lancaster Avenue. While maintaining a
comfortable village feel, the area is well connected
to the Philadelphia metropolitan area. Along the
length of Lancaster Avenue, the type of retail varies
greatly from car dealerships to home furnishings
stores to apparel to exercise equipment. The area’s
major employers include the Township of Lower
Merion offices in Ardmore, the national headquarters of Aqua America Inc. and the Bryn Mawr
Hospital in Bryn Mawr. The many colleges and
universities along the Main Line are employment
and residential centers.
Major retail centers are located to the east and west
of Bryn Mawr. To the west, the King of Prussia Mall
is one of the largest and best performing malls in the
country with average sales of $512 per square foot
with some stores making $4,000 per square foot. To
the east, the 1920s Suburban Square outdoor mall,

which was largely rebuilt in the 1980s, is one of the
top performing malls in the Delaware Valley Region.
Downtown Bryn Mawr is primarily a retail location
with a variety of stores and a few retail services
such as photograph and realtors scattered through
the area.
Bryn Mawr’s primary and secondary market areas
are determined based on existing consumer patterns, household income patterns, and the general
geography of the area (Figure 22). The population
of the Primary Market Area is 84,429, with 31,584
households, and the population of the Secondary
Market is 200,685, with 81,824 households. Based
on current projections the area is expected to grow
at a slow and stable rate and not experience major
population spikes over the next five years.
In both market areas, there are five percent more
women than men. The most populated age brackets
in the Primary and Secondary Markets are 40-44
and 45-49 respectively. Adults typically experience
a peak in their earning potential between 40 and 55.
The 2005 median household income is $99,271 in
the Primary Market and $79,533 in the Secondary
Market. For comparison, the Philadelphia Metro
Region median household income is $57,382 and
the national median household income is $49,718.
The 2005 median disposable incomes (after tax
household income) for the Primary and Secondary
Markets were $71,801 and $57,946 respectively.

Bryn Mawr Master Plan
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Figure 23. Bryn Mawr retail stores

Figure 24. Bryn Mawr retail stores

A majority of households own their own homes as
opposed to rent. In the Primary Market in 2005,
nearly 23,000 housing units were owned and nearly
9,000 were rented. In the Secondary Market in
2005, just over 61,000 housing units were owned
and fewer than 20,000 were rented. The proportion
of owned versus rental housing units is expected to
generally stay the same through 2010.

constraints, concerns about scale and density, parking
availability and building configurations reduce the
amount of actual retail space that can be accommodated in Bryn Mawr. Second story retail is generally
not successful in markets such as Bryn Mawr’s.

Market Potential
Given the strong demographic characteristics of the
region, the market potential is strong for retail, office
uses related to the hospital, residential, and lodging
as described below.

Retail
Existing retail conditions and potential demand were
quantitatively analyzed and qualitatively evaluated.
The demand for additional retail is strong calling for
as much as 547,000 square feet of additional retail
space in 2005 and 820,000 square feet more space
in 2010. This demand, however, cannot be fully met
under the existing physical conditions and merchandising mix. Issues such as zoning restrictions, land
18
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An alternative to building out the square footage
is to sell higher quality merchandise at a higher
price point in a smaller amount of total retail space.
Merchandising mixes that are not contextual do not
attract surrounding potential customers. Given the
regional demographics, additional retail space should
cater to households with high median incomes, net
worth, and spending potential. Since the current
merchandising mix does not capture the full retail
potential, a directed merchandise mix plan would
ensure that stores most suited to the demographics
and lifestyle patterns of the Primary and Secondary Market occupy the limited amount of available
retail space in Bryn Mawr. As a part of this effort,
merchants and building owners should consider
refurbishing their existing first floor retail spaces
and improving the merchandising mix. Consistency
in product quality and price point will help Bryn
Mawr to establish its identity as a retail destination.

The retail buildings in Bryn Mawr are generally one
to three stories with footprints that range from 900
to 2,000 square feet. There are sidewalks along the
buildings and some plantings and other street amenities. While a number of the Bryn Mawr properties
are in adequate condition, some of the existing retail
spaces have window displays that do not address
the street, awnings and repetitious signage that are
incongruous with the building scale, facades that
are crumbling or poorly maintained, and darkened
storefronts that are tinted or have closed blinds.
These factors act as deterrents for shoppers, and are
not in line with the image that Bryn Mawr should
be projecting. With proper renovation and restructuring, these issues could be resolved in an easy and
timely manner.
Retail rents in downtown Bryn Mawr currently
range from the high teens to the mid twenties. Retail rents in some surrounding areas, largely the strips
between village centers along the Main Line, can be
as high as $40 per square foot, but are typically in
the high $20’s to low $30’s.
Existing retailers attract customers in various ways
(Figures 23-24). The most successful businesses are
destination retailers, such as Agostino,Via Bellisimo,
and Creative Designs, that rely on customers that
come from Center City Philadelphia or beyond specifically to their store. The non-destination retailers
rely on people passing by or visiting the area as a
whole. A larger number of non-destination-retailers
account for a smaller percentage of total retail sales
in the Bryn Mawr area.

Fifty-five percent of the existing storefronts are retail
operations that sell merchandise, and 15% of the
storefronts are food uses. Non-retail uses comprise
almost 35% of Bryn Mawr, of which 19% are service
businesses (nail salons, hair salons, dry cleaning, etc.).
There are approximately six vacancies. The balance
of retail versus non-retail uses in Bryn Mawr is
slightly askew. Ideally, retailers selling merchandise
that reflects the surrounding population’s demographic and lifestyle characteristics will populate the
primary street in downtown Bryn Mawr. A balanced and contextual merchandising mix is critical
to Bryn Mawr’s retail revitalization efforts. The area
should strive to offer a variety of stores at an appropriate price-point.

Office
Commercial office space is not a primary use in
Bryn Mawr, although it is home to several large
employers such as Bryn Mawr Hospital and Aqua
America Inc., a national water treatment/supply
company with headquarters in Bryn Mawr. From
an analysis of commercial office trends from 2000
to 2005 in the primary and secondary market, it is
evident that there has been little expansion of office
space in both Market areas. Vacancy rates are significantly lower closer to the core of Bryn Mawr in
the Primary Market Area than in the Secondary
Market Area.
Bryn Mawr Hospital serves the surrounding communities with both an acute care hospital and
medical/physician office buildings. The Main Line

Health System that comprises both Lankenau and
Bryn Mawr hospitals in the Township currently
employs 7,900 people. Rent for medical office
spaces are in the mid to high 20s per square foot.
Bryn Mawr Hospital will be building a new multistory 147,000 square foot medical office building.
Bryn Mawr Hospital expects rents after construction
and renovations to be in the mid 30’s.
The Aqua America, Inc. employs approximately 400
people in the Bryn Mawr office. The current office
building is far too small for this number of employees and the company is in the process of building a
25,000 square foot expansion.
Other office space in Bryn Mawr tends to be found
on second and third floors with reported rents of
$12 to $18 per square foot. Reported office rents
in newer buildings in other areas along Lancaster
Avenue are commanding $25 to $30 per square
foot. Of the workers in Bryn Mawr, approximately
32 percent live in the area, which is a much higher
proportion than surrounding areas.
In response to a competitive market and changing
health care trends, Bryn Mawr Hospital has been
planning for additional space for outpatient doctors’
offices. While inpatient hospital services need to
be closely connected to the core facility, outpatient
services can be proximate but do not need direct
connection. These medical office buildings generate
parking demand and taxes, just like any private forprofit office development.

The hospital recently has sought approval for a new
medical office building on Old Lancaster Road
(147,000 square feet, Parcel D) and a new parking
garage on Bryn Mawr Avenue behind the existing
medical offices in the Founders Bank Building (approximately 950 spaces, Parcel B). As a part of this
plan, 28 new townhouses will be built along Pennsylvania Avenue to provide a transition from medical uses to the existing neighborhood. The hospital
has expressed a need for as many as two additional
medical office buildings, which they have planned
for Parcel B on Bryn Mawr Avenue and Parcel C,
along Old Lancaster Road (reference Figure 28).
Over time, the hospital has expressed intent to continue to redevelop and renovate its core inpatient
facilities within the trapezoid of Old Lancaster Road,
County Line Road, Bryn Mawr Avenue, and
Mondella Avenue (Parcel A). The 1,150 space parking facility within the trapezoid is targeted primarily
to visitor and doctor parking. Other staff parking is
provided off-site and is accessed with a shuttle service.

Residential
The Bryn Mawr neighborhoods are relatively dense
and the availability of developable sites for both new
single- and multi- family homes is scarce
(Figures 25-26). The current supply is largely singlefamily homes; however residential realtors identified
a strong potential demand for centrally located
condominium units to cater to a growing “emptynester” wealthy population. This population is primarily looking for high-end condominiums. New
Bryn Mawr Master Plan
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Figure 25. Apartments of Montgomery Avenue

Figure 26. Neighborhood streets

construction is largely comprised of the demolition
of existing houses to rebuild bigger homes on the
same property.

cantly lower than the single-family home market.
The range of reported rental rates is roughly $700 to
$800 for a one-bedroom and up to $1,200 to $1,400
for a two-bedroom apartment.

The Township’s residential market has remained
stable for the past five years. The home values are
high and both sales and listing prices have steadily
increased. The growing difference between listing
price and sales price indicates an inflated perception
of home value by the community. Buyers in the
residential market are a mix of local residents buying/upgrading within the area and out-of-towners.
A significant portion of the out-of-town homebuyers are people who hold Executive Management
positions in large companies and are relocating.
The current rental market rates for Bryn Mawr are
comparatively very low in relation to the housing
market. In addition, the quality and physical condition of the rental stock is generally poor and signifi20
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Given the demographics of the area, more mid to
upscale, even luxury, apartments could be supported
in Bryn Mawr, and could also cater to the needs of
the growing population of empty nesters that want
to stay in the Bryn Mawr area but are eager to move
out of their larger residences. Additionally, mid-high
range apartments that could accommodate some of
the area college student population are needed.

Lodging
The current lodging market in Bryn Mawr is very
sparse; there are only two lodging options along
the Route 30 corridor, the Wayne Hotel and the
Radnor Hotel both in Radnor Township. These
establishments are in the mid-scale price range, and

are not particularly close to the Bryn Mawr town
center. For business and leisure travelers looking for
more upscale lodging, the most proximate hotels are
the Marriott in Conshohocken, as well as the cluster
of hotels in King of Prussia that include a Hilton
as well as lodging geared towards business travelers.
Twenty properties are found in the market area with
a total of 3,824 rooms. Alternatively, travelers will
stay in hotels in Center City Philadelphia.
Total demand increased faster than supply which is
a good indicator that additional room-nights will
be needed in the future. The total room supply increased at an average rate of 4.26 percent between
1999 and 2004. Total room demand increased at
an average rate of 5.07 percent over the same time
period.
Using an average demand growth rate of 5.07
percent and average market area occupancy of 68

Figure 27. Ludington Library

percent, an increase in supportable room nights was
projected for 2010. This analysis suggests that a 75
to 100 room boutique hotel could do well in a Bryn
Mawr location.

Other Cultural & Municipal Program
Needs
Several municipal facilities will need expansion
or replacement at some point in the future. The
library’s facilities master plan calls for an expansion
of a minimum of 6,000 square feet (Figure 27). The
volunteer Bryn Mawr fire department is currently
housed in a building that is an important landmark
but is inadequate for modern equipment and the
fireman’s needs. The Department has expressed the
need for a new fire station that would accommodate
three 38-foot trucks plus circulation around them,
as well as bunk rooms for volunteers and parking for
about 12 cars.

Through a stunning renovation of the 1926 Seville
Theater, the recently opened Bryn Mawr Film
Institute hosts two theaters, a grand lobby, projections rooms, and a ground floor café. The film
institute conducts educational programs throughout the day and screens independent, documentary,
and repertory films in the afternoons and evenings
throughout the week. To accommodate their growing programs, however, they have expressed the need
for a third screening room as well as renovations that
include handicap access to the second floor. The patrons of the Film Institute use the municipal lots and
the on-street parking, often competing for scarce
spaces during the daytime, and requiring proximate
and safe parking in the evening. Along with the
retail uses in the area, the Film Institute underscores
the need for sufficient, well located public parking in
the district.

The original train station was once an architectural
landmark, sending a clear signal about the central
status of Bryn Mawr to all on the Main Line and
the importance of this gateway. The present station
has little architectural life and is not as welcoming
as it could be for passengers. The improvements
to the train facilities would be the opportunity for
SEPTA to meet its requirements for upgrading the
handicap accessibility, especially on the north side
of the tracks. The program for new facilities should
consider the need for ticketing, a waiting area, rest
rooms, accessible high-level platforms and information on both sides of the track.

Bryn Mawr Master Plan
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Development Sites
A number of key properties exist in the heart of the
village center along the Bryn Mawr Avenue corridor
(Figure 28). Several of these are held by either the
Township or the railroads and can become catalysts
for redevelopment. Others are privately held but
tend to be in larger parcels suggesting that the private
sector could eventually sell or develop them without
having to carry out major property assembly.
Given its location and underutilization, Municipal
Lot 7 deserves particular focus. This land is deeded
to the Township for public use including parking,
but if these uses should change a reversion clause on
the land returns it to the successor of the Pennsylvania Railroad, which today is Amtrak. Seventy-two
metered spaces (37 two-hour and 35 12-hour) and
116 leased spaces exist on the lot today, with the
Post Office occupying about 20 of the leased spaces.
While Amtrak owns all of the railroad right-of-way
and land surrounding the station, SEPTA has the
rights to the properties that touch the right-of-way,
including the station sites and platforms on both
sides of the tracks and the large 125-space surface
parking lot and adjacent substation on the north
side of the tracks. Should improvements be made to
the station, Federal regulations require that SEPTA
improve handicap accessibility, which would require
significant changes to the inbound (south) side of
the station.

The Ludington Library occupies a key location
across from Municipal Lot 7 and set back from
Lancaster Avenue. To the south of the library, surface
parking dominates the picturesque setting that is
surrounded by the library, the historic structure that
houses the senior center, and other small historic
buildings. The 1.3-acre public park to the south
accommodates two tennis courts and a playground,
and features a new gazebo. The park, however, is
poorly framed with no building frontage to enliven
its use and add a watchful eye. The buildings along
Old Lancaster and Elliot Avenue present their backs
to the park.

Redevelopment of this site would entail the relocation of Verizon to another site. In time, the value
of this land may make it worth while to Verizon to
identify another site that is more suitable for parking trucks than the primary retail corridor of Bryn
Mawr village. Similarly, the value of the adjacent
one acre site, which currently houses a car wash,
may eventually be converted to a higher and better
use. The assembly of both these properties would
increase the flexibility for reuse.

Another significant area for change is the land
between Bryn Mawr Avenue and Summit Grove
Avenue, behind the Lancaster Avenue retail buildings
and extending south to Old Lancaster Road. The
hospital owns a significant amount of this land, and
the Township owns the Lot 10 surface parking lot.
The one and two story buildings facing Bryn Mawr
Avenue are held privately. Over time, these properties could be redeveloped to take better advantage
of their prominent location and the potential for
additional stories and a stronger relationship to
the street.
The 1.4 acre Verizon Lot features prominently as
one of the few large sites along Lancaster Avenue.
The existing site includes an 11,000 square foot
institutional building and a large surface parking lot,
which currently accommodates the Verizon trucks.
Bryn Mawr Master Plan
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District Plan
The district plan focuses on the center of Bryn
Mawr in the north south corridor on either side of
Bryn Mawr Avenue/Morris Avenue from Montgomery Avenue to Five Points and including the
Central Avenue section. This vital area connects
the two train stations, educational institutions, the
hospital, cultural facilities, and the heart of the retail
district. Strategic improvements to Lancaster Avenue
in this area will reinforce the character of the village
along this corridor and complement new development along Bryn Mawr Avenue/Morris Avenue. By
strengthening the center, Bryn Mawr will reinforce
its unique identity and encourage transit oriented
development, creating a vital destination for the
nearby residential neighborhoods on both sides of
the Main Line

Overview of the Elements
New private development and the expansion of civic buildings such as the library, the theater, and the
train station will reinvigorate the character of Bryn
Mawr as a vibrant village with a rich palette of uses
and activities. Investment in compact residential development in the village center will give more people the option to walk to transit and shops. Ground
floor retail in new development will upgrade the
quality of the retail mix and provide the larger footprint stores that retailers need. The economic spinoff from the hospital is accommodated in the new
office buildings along Old Lancaster, building on the
hospital’s planning, while integrating these facilities
more seamlessly into the fabric of the village. Park-

ing is balanced with new commuter spaces on both
sides of the R-5 rail corridor, new public parking
to support retail and civic destinations along Bryn
Mawr and Lancaster Avenues, and sufficient parking
for private office and residential uses.

Civic Realm
The civic realm sets the stage for private investment by providing a desirable context and coherent
relationships between properties (Figure 29). The
quality and attributes of the streets and parks are the
medium within which residents, students, employees,
and visitors experience the community. These features add value to the surrounding real estate. Cultural facilities and civic structures tend to be unique
and should be designed to be landmark structures.
These destinations create the memorable places that
give a community its special identity.
In the core area of Bryn Mawr, three important
types of open space will complement existing
activities and new development: streetscapes, park
and active recreation, and public plazas. The 2005
Open Space Plan for the Township of Lower
Merion recommended creating public plazas,
enhancing public landscaping, and adding streetscape
improvements as a means of maintaining and revitalizing commercial areas like Bryn Mawr village.
The benefits of open space are to enhance the
shopping experience, provide space for programmed
events, and help with stormwater management,
among others (Figure 30).

The primary streetscape attention should be given
to the key retail streets: Lancaster Avenue and Bryn
Mawr Avenue. The emphasis on better north/south
corridors throughout Bryn Mawr suggests a consistent program of improved sidewalks, lighting, and
street tree planting as a matter of course. Targeted
streets include Morris Avenue, Merion Avenue, and
Roberts Road, which connect north to the educational institutions, and Central Avenue and Summit
Grove, which connect south to the hospital. The
new bridge at Merion Avenue should improve
pedestrian and automobile movement over this rail
crossing, and maintenance and repair of sidewalks on
other bridges and underpasses should be monitored
on a regular basis.
As many participants noted in the community meetings, the civic buildings in Bryn Mawr make it stand
out compared to other locations along the Main
Line. These civic buildings should be the pride of
the community and will require ongoing investment
to maintain, improve, and as necessary expand them.
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Figure 30. Street as part of the civic realm

New development targeted for the 40-acre core
area will include stores and restaurants, housing,
office buildings, the potential for a hotel, parking,
improved streets and parks, transit facilities, and
an expanded library. Although the exact program
will be determined by the market and other funding sources, the illustrative plan accommodates the
following potential on a combination of private and
public properties (Table 1).
Table 1. Potential development program
Space

Floor area (gsf)

Retail/restaurant

167,000

Residential/hotel

679,000

Office

185,000

Library Expansion

8,000

Theater Expansion

7,000

Transit facilities

5,000

Total

1,051,000

Approximately 2,700 parking spaces are included in
the development areas, accommodated in both surface and structured parking, including replacement
of existing parking in the development sites.
While the private real estate market ultimately will
determine the feasibility of a small boutique hotel
in Bryn Mawr village, a number of locations are
suitable and would add yet another interesting use
to the area. The hotel, which may have between 75
and 100 rooms, could serve visitors to the colleges,
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schools, hospitals, as well as business and personal
visits within the region. Possible locations for this
use are the historic Gerhardt Building on the hospital grounds, new development on Lot 7, the site
north of the R-5 station, or any of the other sites
along Bryn Mawr Avenue.
Additional residential units in Bryn Mawr village
will contribute to a more lively 18-hour, seven-day
a week environment with a committed constituency
and built-in customer base for the shops
(Figures 31 and 32). Young professionals and “empty
nesters” are both constituencies that benefit from
conveniently located and low maintenance condominiums in downtown areas. Upper levels of
existing retail buildings should be renovated to market-rate standards. Residential units in Bryn Mawr
are likely to serve a higher end constituency unless
specific policies, incentives, and financing are put in
place to create a rent structure for some workforce
attainable units.
Some of the sites for residential development could
be interchangeable with hotel development, especially at Municipal Lot 7 and the Station Area. If
the residential/hotel program were all built out as
housing, assuming an average of 1,200 square feet
per unit, it would represent approximately 610 new
residential units in the village. With a 75-room hotel, the housing program would be about 570 units.
An increase in the mix of office uses on Bryn Mawr
Avenue would also decrease the housing program.

Figure 31. Examples of different housing

Figure 32. Examples of different housing

The market study indicates significant opportunities
for growth and expansion of retail in Bryn Mawr
center. Most of the current offerings are neither
meeting demand nor are they reflective of the characteristics of the majority of residents in the local
area and the region. The limitations to this growth
are the lack of physical space, but upgrading existing retail space and encouraging and allowing new
development with ground floor retail could ensure
that Bryn Mawr captures a significant portion of the
retail demand for the total market area.

sided retail streets are the best configuration, offering
more choice within a walkable, highly visible zone.
Shopping activity enlivens streets and encourages
people to walk rather than drive to their destinations.

Retail is most successful when it is concentrated on
main streets and key corners, anchored by major
destinations where there is a lot of foot traffic. Two

In Bryn Mawr, retail frontage needs to be targeted
to Lancaster Avenue, the most desirable address for
tenants. The Bryn Mawr Avenue corridor, which
connects to the train station and the hospital, offers
additional retail frontage with foot traffic and visibility from Lancaster Avenue and the chance for
greater indoor/outdoor interaction with broader
sidewalks. A variety of uses can occur above ground
floor retail within the district.

Civic Places
Each development area in Bryn Mawr should be
conceived as a special place that will draw repeat
visits from residents, employees, and other visitors
to the village. The potential for new development
is described below, addressing Municipal Lot 7, the
Central Avenue area, the Bryn Mawr Community
Center, the Station area, and Lancaster Avenue.
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Figure 33. Proposed Village Square at Lot 7
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•	Lancaster Avenue is the most valuable retail address and should maintain a retail façade along
the street edge. The articulation of buildings can
accommodate small setbacks for sidewalk cafes
and public plazas and seating areas.
Figure 34. Existing Village Square at Lot 7

Village Square at Lot 7
The heart of the village will be centered near the
intersection of Lancaster Avenue and Bryn Mawr
Avenue and will radiate out from there. Many activities will be available within a five- to ten-minute
walk. Municipal Lot 7 sits at the key corner, and
its redevelopment can reinforce the character of a
vibrant village center (Figure 33). New retail shops
lining Lancaster and Bryn Mawr Avenues will add
a diversity of offerings, taking advantage of larger
floorplates and contemporary storefront design.
Outdoor cafes could face the street along broad
sidewalks or could orient toward a pleasant interior
courtyard. Upper levels of new buildings could be
a mix of new residential units and a boutique hotel,
making this an active and safe environment throughout the day and evening and seven days a week.
While there are many ways to configure development and public space on this 1.9-acre site
(Figure 34), some key principles to guide that development include:

•	Additional retail should be oriented toward
Bryn Mawr Avenue, the main north-south
pedestrian route leading to the train station, and
toward the station itself.
•	Along with the expanded Ludington Library,
the southern façade of the Lot 7 development
will define the gateway arrival point into Bryn
Mawr. The corners of buildings at Morris
Avenue and Bryn Mawr Avenue are particularly
important for landmark features.
•	Street wall heights along the main roads should
be three to four stories, and any necessary height
up to six stories should be stepped back to
minimize its visual impact from the street level.
•	The redevelopment of this site should include
public plaza areas that enhance the shopping
experience, provide an amenity for the residents, potential restaurant patrons, and/or hotel
guests, and create a memorable civic space for
the entire community at this historic location.
The design of these spaces should respond to
a southern orientation, maximizing sunlight
during the day. Access into a central courtyard
should clearly indicate that this space is public
and not privatized.

The exact configuration of development will be
determined as the project moves forward into more
detailed financial analysis and design. The illustrative plan shows approximately 58,000 square feet
of ground floor retail and 160 units of housing in
buildings that range from an average of four stories
to five stories on the north side, which dips down to
the station. The site would be excellent for a small
boutique hotel with about 75 to 100 rooms, which
would reduce the housing to about 120 units.
Parking for the residential and retail development
(410 spaces) will be provided on site in a two-level
underground garage. The displaced parking of 188
spaces will be included in the program for a new
above grade parking structure on the SEPTA/Amtrak Lot 3. The replacement parking structure
would need to be built or alternative parking located
before any development could take place on Lot 7.
Preliminary analysis of this development program,
which tested market rate housing and retail, indicates
that development on this site is financially feasible.
The positive residual could be used to acquire the
parcel or enter into a partnership with Amtrak,
fund the costs of the offsite parking structure, and/or
fund the cost of the public plaza space and
other infrastructure.
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Figure 35. Proposed Central Avenue area
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•	Retail uses should be concentrated along the
busy streets of Lancaster Avenue and Bryn Mawr
Avenue, where most foot traffic should be directed.
Figure 36. Existing Central Avenue area

Central Avenue Area
The Central Avenue Area will become the main
interface between the Bryn Mawr Hospital and the
Village center along Lancaster Avenue and the corner of Bryn Mawr Avenue (Figure 35). With retail
shops along Bryn Mawr Avenue, hospital employees and visitors will be more likely to venture out
into the village. This active street will also be the
primary route to and from the R-5 train station.
Upper levels of residential and office uses will face
directly onto Bryn Mawr Avenue, overlooking the
new park at the Bryn Mawr Community Center.
On-street parking, broad sidewalks, shade trees, and
lighting will transform Bryn Mawr into an attractive
place to be. A network of smaller residential streets
will penetrate the area between Lancaster Avenue
and Old Lancaster Road and between Bryn Mawr
Avenue and if feasible an extended Summit
Grove Avenue.
Important factors to keep in mind in guiding future
development of these blocks (Figure 36) include
the following:

•	As development happens on different properties, provisions should be made to provide a new
access way between Bryn Mawr Avenue and
Central Avenue to improve vehicular and pedestrian circulation and provide access to parking,
making the larger super-block more permeable.
•	The alignment of Central Avenue could retain
a jog to discourage cut-through traffic, but the
buildings should be set back to reinforce the
visual and pedestrian alignment of Central
Avenue between Lancaster Avenue and Old
Lancaster Road.
•	While the Bryn Mawr Avenue properties will
be developed privately as land values increase,
new development should hold the street wall on
Bryn Mawr Avenue helping to define and watch
over the park across the street.
•	Street wall heights along the main roads should
be three to four stories, and any necessary height
up to six stories should be stepped back to
minimize its visual impact from the street level.
•	Upper story uses along Bryn Mawr Avenue
could be either residential or medical or
other offices.

•	Central Avenue, the new east/west “T” street,
and most of Summit Grove Avenue should be
residential in character with three to four story
stacked row houses or apartments that could be
wrapped around parking structures.
•	Residential uses along the interior streets will
make these streets feel safe at all hours for pedestrians and will complement the nearby retail
streets.
•	Parking should be placed on the interior of the
blocks, surrounded by other uses, and where
necessary, should have only the narrow end of
the garage along a public street.
•	Ideally, the theater expansion could be to the
side to better serve the Film Institute’s program
and to allow for better access in the area.
•	If feasible and desirable, Summit Grove could be
extended through to Old Lancaster to improve
the network of pedestrian friendly streets in
the area.
Redevelopment of this area will involve many
different parties and may occur at different rates.
The Bryn Mawr Avenue properties are privately
held and in due time may be assembled and developed by the private sector as land values increase.
Joint development of land held by the hospital, the
Township, and the Bryn Mawr Film Institute could
happen sooner, but some private residential properties remain in the area. The hospital owns many
properties and is acquiring a few others. This area
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Table 2. Central Avenue area potential development program
Space

Parcel B

Block 2

Block 3

Block 4

27,000

34,000

61,000

204,000

324,000

Retail/restaurant

Parcel A

Residential/hotel

120,000

Office

150,000

Theater Expansion

Figure 37. Central Avenue development areas
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Within this valuable 15-acre area, the Film Institute
would like to accommodate an additional screening room; the Bryn Mawr Hospital would like to
accommodate medical office buildings and provide
parking for these uses and other hospital uses; and
the Township would like to maintain and increase the supply of public parking and improved
streetscape to serve retail, business and theater uses.
The Hospital desires to build a multi-story office
building (147,000 square feet) in the southwestern
corner (Hospital Parcel D) and has been planning
for a second building in the southeastern corner of
the area (Hospital Parcel C) (Figure 37). The Film
Institute has an ongoing need for sufficient parking
in the general vicinity to serve its educational classes
and film screenings, which occur day and evening
throughout the week.
Bryn Mawr Master Plan

150,000
7,000

7,000

245,000

542,000

100 ft

will become temporary green space until a final plan
for the area is realized by the hospital and community. The Township owns Municipal Lot 10, and
the Film Institute also owns land directly behind
the theater.
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Total

Total

120,000

177,000

Table 3. Central Avenue area parking program
Spaces
Displaced surface parking Municipal Lot 10

110

Displaced surface parking Hospital Parcel D

150

New residential demand

150

New office and retail demand

540

Additional shared parking
Total

30
980

Figure 38. Examples of neighborhood streets

The proposed plan illustrates the overall potential for
the site by considering complementary development
on private, hospital, Township, and Film Institute
Land. The potential development program is shown
in Table 2.
The parking demand for the mix of uses on Block 4
is approximately 400 spaces, which are accommodated with some surface spaces and a parking structure
on the interior of the block. Approximately 980
spaces are provided in a five-level parking structure
on Block 2 to accommodate the demand (Table 3).
A shared vision for the Central Avenue area will address the uncertainty about the future and the eclectic mix of uses that have evolved in the area, includ-

ing rowhouses, surface parking for retail and for the
hospital, single family homes, and suburban office
buildings that are one and two stories and set back
from Bryn Mawr Avenue. Many properties in this
area have been recently acquired by the Bryn Mawr
Hospital and many of the row homes were demolished in spring 2006. Given the status of the land,
new development should be held to the standard of
vastly improving the previous condition, making pedestrian-friendly streets, new and expanded housing
opportunities, shared parking for multiple uses, and
new economic development in the form of office
uses (Figure 38). Any changes to the street grid in
this area will be analyzed as part of a larger traffic
study to determine impacts to traffic flow, pedestrian
connections and existing residential uses.
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Figure 39. Proposed Bryn Mawr community center
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tion, the existing 1.3 acres of green space will be
transformed into a more pleasing arrangement of
1.7 acres of green space, while retaining the same
number of surface parking spaces (Figure 40).
Figure 40. Existing Bryn Mawr community center

Bryn Mawr Community Center
With reconfiguration and improvements, the Bryn
Mawr Community Center will live up to its name
as the most important civic destination in the area
(Figure 39). The senior center in its beautiful stone
building and the Ludington Library will face onto
a spacious lawn that would become the centerpiece
for the community. Activities within the buildings
could take advantage of the park, hosting complementary programs outdoors. Integrated into the
surrounding uses, the park would have a new purpose and a more visible presence. The new gazebo
will be relocated to overlook the lawn, providing
the perfect setting for evening concerts in the summer. The two tennis courts will be sited toward the
back of the park. Handicap parking will be located
behind the Senior Center and the surface parking moved south on the site. At some point in the
future, a parking structure with an attractive façade
and active ground floor uses could help frame the
southern edge of the park. With this reorganiza-

The Ludington Library is the main library for the
Township and is part of the Bryn Mawr Community
Center complex. The quiet building is also situated
on a prominent site at the key corner of Lancaster
Avenue and Bryn Mawr Avenue. An addition to the
library on its most visible façade along Lancaster Avenue could transform this modest building into an
architectural landmark. This addition could provide
a beacon of light and activity, inviting people into
the library for information, reading, and programs.
Adjacent to the Bryn Mawr Community Center is
another potential development site that would be
led by the private sector as values increase. The site
of the current building at the corner of Lancaster
Avenue and Elliot Avenue could accommodate approximately 50 residential units in a building that
steps up from three to five stories. Since this site
marks the gateway and the point of arrival in Bryn
Mawr, the architecture should be outstanding and
can complement new development on Municipal
Lot 7 across the street. Although this site could also
continue to be used for offices, residents here would
benefit from proximity to the Community Center,
the library, the station, and nearby shops
and restaurants.
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Figure 42. Existing station area

Station Area
The train station plazas on both sides of the tracks
represent some of the most important civic spaces in
the community and their design should reflect this
(Figure 41). These areas are a touchstone for every
commuter as well as a gateway for visitors coming
and going to colleges, schools, and other destinations in Bryn Mawr. The forecourt to new station
buildings should be a comfortable place to wait for
trains or for pick-up, with attractive paving patterns, lighting, shade trees, and the opportunity for
public art and interpretive signage. The train station
could serve as a visitor and interpretive center with
a display of historic maps, photographs, and other
information about the role of the railroad in the
settlement of Bryn Mawr and the different alignments that it took over the years.
On the south side of the station, the proposed
streetscape and circulation improvements to Bryn
Mawr Avenue will create a more formal drop-off
area opening onto a broad plaza. A new station
building of approximately 3,000 square feet will
provide shelter and services, but should also have
a prominent civic character. Private redevelop-

ment of the area next to the station could allow for
better footprints and approximately 12,000 square
feet of ground floor retail and the potential for approximately 36,000 square feet of mixed uses in a
four story building. Legal and financial services and
other small professional offices will benefit from
proximity to the center and to the station.
The most important development north of the
tracks will be the proposed parking structure on the
SEPTA Lot 3. With four levels, this 530-car parking
structure will accommodate the following:
•	Displaced parking from Municipal Lot 7
(188 spaces)
• Displaced spaces now on the lot (125 spaces)
•	Other demand from development around the
station (90 spaces)
•	Additional commuter parking
(approximately 130 cars)
On the north side of the tracks, a new station area
will clarify vehicular and pedestrian circulation and
create an amazing gateway to the secondary schools
and Bryn Mawr College to the north. The new
train station is shown at approximately 2,200 square
feet, with convenient surface parking and a station
plaza. The platform will extend across Morris Avenue offering a handicap accessible route directly to
the new parking structure.
A 2 ½ acre private site occupies a prominent location near the train station (Figure 42). While its

redevelopment or reconfiguration should be led
by the private sector, a public/private partnership
would secure a much better drop-off and circulation system on this side of the tracks. A more public
access way from Montgomery to Morris Avenue
near the station would clarify pedestrian and drop
off circulation. If it becomes appropriate at some
point in the future to redevelop the site, a new two
story commercial building of approximately 11,000
square feet will provide professional office space and
convenient retail and services for students and others
dropping off, and could include a café, pizza shop,
or dry cleaners as examples. The site will also accommodate a larger five story building set back and
adjacent to the high-rise apartments along Montgomery Avenue. This new building could have additional ground floor retail as well as approximately
50 residential units, with structured parking tucked
into the back of the building behind the retail uses.
The forecourt to these buildings will be convenient
short term surface parking in a landscaped setting. A
new drive will connect from Montgomery Avenue
through the site, past the station, and continue
straight across Morris Avenue and into the proposed
SEPTA parking structure.
Depending on the nature of development on these
private lots, a pedestrian overpass may make sense if
it can be tied into publicly accessible elevators. The
developers would have to coordinate with Amtrak,
however, to get air rights over the tracks for
the bridge.
Bryn Mawr Master Plan
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Figure 44. Existing Lancaster Avenue

Lancaster Avenue
The image of Lancaster Avenue can change significantly without complete redevelopment of the area.
Instead the transformation is likely to be incremental, store by store and building by building. New
professionally designed storefronts, interesting displays, and high quality service and merchandise will
draw people into the village and encourage them to
stroll along the sidewalks.
Improvements to the streetscape will strive to balance the needs of automobiles and pedestrians,
expanding the sidewalk width wherever possible and
planting a continuous row of street trees. A consistent palette of paving materials, curbs, lighting, street
furniture, and street trees will tie together the district
and ensure consistent quality. District signage
should move beyond banners and be realized as permanent signs that help announce arrival and orient
visitors to parking and major destinations within the
area, such as colleges, schools, the hospital, and the
theater among others.

The properties along the Lancaster Avenue corridor
are for the most part fragmented into many small
parcels less than one acre. The frontage is almost
entirely built, making assembly and redevelopment
particularly difficult. A number of the small sites
that have one story and non-contributing buildings
could be replaced over time with two to three story
more architecturally pleasing buildings that fit their
context, with an additional story or two stepped
back from the street wall. The 1.4 acre Verizon site
and the adjacent one acre Barone site with a car
wash present the only significant opportunities for
redevelopment of underutilized sites (Figures 43
and 44). Any acquisition and redevelopment efforts,
however, would be led by the private sector, especially since Verizon has an active service facility
on the site.

Other District Features
While several locations have been identified for the
fire station during this and previous processes, the
district plan shows the fire station on about ¼ acres
at the intersection of Roberts Road and Montgomery Road, but this land would have to be acquired.
Sufficient site area and access to the north south
roadways and the high rise apartments on Montgomery Avenue are important criteria for the fire
station. Alternative locations that have been raised
in the past include the Municipal Lot 7, Municipal
Lot 11 on Merion Road, and the Bryn Mawr Community Center area. A location on Lancaster Avenue
or in the heart of the commercial center, however,
represents an opportunity cost for prime retail frontage and/or necessary parking.

In order to understand the issues, the master plan
illustrates infill development on the Verizon site
and assumes reuse of the existing structure. In this
configuration, a new three-story infill building will
have approximately 9,000 square feet of ground
floor retail uses, 50 units of housing in upper floors,
and 100 parking spaces along the railroad serving
the renovation and new development. Depending
on the condition of the existing building and its
suitability for reuse, an alternative concept would be
to extend the building across the front tying it into
the street wall with retail at ground and office or
residential above.
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Transportation
Station, which is just south of Five Points, is another
resource that serves many in the community. The
two stations are separated by a ½ mile walk along
Bryn Mawr Avenue.
Figure 46. Regional transit system

Transportation is the most basic form of infrastructure that the public sector builds and maintains to
allow private development to occur. The quality of
transit, the street network, and public parking determine how well a community works and are major
factors that influence private investment (Figure 45).

Transit
Bryn Mawr might be thought of as one of the original transit oriented developments – a community
organized around a transit facility providing regional
access. This trend is now popular in developing new
communities. While transit ridership has declined
markedly since World War II, the Main Line remains
a unique and powerful asset for Bryn Mawr and all
its residents. Everything in Bryn Mawr center is
within a 10 minute (1/2 mile) walk of the R-5 train
station, and most activities fall within a five minute
(1/4 mile) radius of the station: the Baldwin School,
the Shipley School, Aqua America, retail both east
and west along Lancaster Avenue, residential homes
and apartments, and the entrances to Bryn Mawr
College and Bryn Mawr Hospital. The Route 100

Making the transit more accessible and attracting
more riders on the existing train lines is a goal of
this district plan. Both the R-5 and the Route
100 stations in Bryn Mawr are ranked at the top
for ridership along their routes with a total of over
3,000 riders getting on and off per day (Figure 46).
Transit use reduces congestion on the through roadways such as Lancaster and Montgomery Avenues
and adds to the ambiance of the village. The transit
serves commuters in both directions – residents who
work in Center City and other locations and people
who live elsewhere and work in Bryn Mawr – and
also could better serve the students and others in
the area who wish to go to Center City for cultural,
shopping, or other recreational trips.
The goal of SEPTA is to make the station handicap
accessible in both directions by making improvements on the north or outbound side. As a part of
this effort, the walkways over Morris Avenue should
be improved to connect to the SEPTA parking.
Improvements to roadway circulation on both sides
of the tracks will make the train station easier for
everyone to use.
Bryn Mawr is also served by the Route 105 SEPTA
bus, which operates along Lancaster Avenue from
69th Street to Paoli. The bus has 30 minute head-

ways and is not heavily used. Some people use it for
local trips within a few miles of their destination,
since its stops are frequent and easily accessible along
the length of Lancaster Avenue, without having to
travel to a particular station.

Circulation
A goal of this planning effort is to make Bryn Mawr
a more accessible place while balancing vehicular
traffic with pedestrian needs (Figure 47). The best
circulation in any district is a network of two-way
streets, which allows for maximum choice and minimum concentration of traffic on any one roadway.
Even on busy streets, traffic should be calmed in the
village center to reduce speeds and encourage foot
traffic along the street and across it. To facilitate
pedestrian crossings, intersections need to have tight
turning radius, no free right turning lanes, and signals that are timed appropriately. Closing any one
street in a network creates cul-de-sacs, super-blocks,
and a concentration of traffic on other streets.
Transportation demand management (TDM) strategies for Bryn Mawr should focus on increased transit
use, walking, and bicycle use, and on making these
modes mutually supportive. Potential TDM
measures include:
•	Enhancing pedestrian safety and comfort by
improving sidewalks. On Bryn Mawr Avenue,
for instance, sidewalks are less than four feet
wide in places, and shift laterally to avoid trees.
Bryn Mawr Master Plan
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feet wide, level and straight. On Lancaster Avenue, improvements to the pedestrian environment would both encourage walking and attract
new customers.
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•	Improving pedestrian paths between the
Lancaster Avenue commercial district and the
surrounding neighborhoods. Bryn Mawr Avenue is the primary example, but the value of
such streets as Thomas, Warner and Prospect as
conduits for pedestrians to Lancaster should also
be reinforced through sidewalk maintenance.
On the north side, every opportunity should
be taken to improve crossings of the Main Line
tracks and Montgomery Avenue.
•	Developing a standard treatment for crosswalks
and intersection curbs to improve pedestrian
crossings. Neckdowns should be used at corners
adjacent to permanent parallel parking lanes, to
shorten crossings and enlarge pedestrian dwell
spaces. Crosswalks, particularly those at midblock, can be emphasized with in-pavement
lighting. The existing example of this treatment,
on Lancaster Ave. just west of Bryn Mawr Ave,
is less than effective because it is the only one in
the corridor, and because neither the lights nor
the crosswalk markings are prominent. However
a coordinated and well-designed set of lighted
crossings could be both a safety measure and a
defining, unifying element of the Bryn Mawr
segment of Lancaster Ave.
•	Although the available right-of-way on Lancaster and Bryn Mawr Avenues and County

42

Bryn Mawr Master Plan

Line Road does not permit the dedication of
exclusive bicycle lanes, bicycling can be encouraged and facilitated in a number of ways, the
most basic being pavement maintenance. When
streets are smooth and safe to ride on, bicycles
will more readily ride in mixed traffic. Also, Old
Lancaster Road could be designated as a bicycle
route, where cyclists can ride in light traffic
while traveling parallel to Lancaster Avenue.
Other streets, especially those leading to transit,
could be signed as bike routes, using the message
“Share the Road with Bikes”. Well designed
public bicycle parking, particularly at transit
stations, is essential.
•	Access to the R5 and 100 rail services should
be improved for drivers as well as pedestrians
and cyclists. Parking for transit users should be
convenient. At the same time, parking can be
located so as to draw passengers past shops as
they go to their cars.
The network of streets needs a balanced set of
north/south and east/west streets. Lancaster Avenue,
Montgomery Avenue and County Line Road/
Haverford Avenue are regional east west roadways
that connect Bryn Mawr to its regional context.
Within the village center, Old Lancaster Road
provides local access to the hospital and surrounding
neighborhoods. In the north south direction, primary streets are Morris Avenue, Bryn Mawr Avenue,
Merion Avenue, and Roberts Road. Any changes to
circulation and traffic operations need to be tested in
a village wide traffic study.

Traffic speeds on Lancaster Avenue should be slowed
and pedestrian crossings facilitated. This route is
particularly challenging in that it is a State Route
(30) and has a continuous operation of four travel
lanes across multiple municipal and county jurisdictions. Its right-of-way width varies considerably,
however, even within Bryn Mawr, ranging from 63
to 79 feet. In some parts of the village, on-street
parking has been carved out of the sidewalk, leaving
a width of 6 feet for the pedestrian zone in some
areas and as much as 20 in others. To improve the
pedestrian environment while preserving critical
vehicular capacity, two basic approaches are recommended for further consideration in a district
traffic study:

Figure 48. Lancaster Avenue with two travel lanes and center turn lanes

•	One travel lane in each direction with a center turn lane (Figure 48). This configuration
is preferable for Bryn Mawr. It would allow
the widening of sidewalks, the preservation of
parallel parking, and the maintenance of sufficient vehicular capacity, both for thru traffic and
for left turns at intersections. However, given
that Lancaster Avenue is a state numbered route,
Penn DOT may not permit a reduction in the
number of travel lanes.
•	A potential alternative is two travel lanes and
on-street parking that is banned during rush
hour to allow four travel lanes (Figure 49).
Peak-period parking restriction is a commonly
used device to make most efficient use of roadway space. It would preserve the existing capacity of the street at peak times, and so may be

Figure 49. Lancaster Avenue with wider sidewalks and off-peak parking
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Figure 50. Intersection improvements at five points

more acceptable to Penn DOT. The potential
disadvantages to this solution are a) that its success depends on enforcement that would be the
responsibility of the Township, and b) that the
loss of curb parking during the PM peak period
may be perceived by merchants as deleterious to
their business and would reduce meter revenues.
The recent hospital traffic study recommends that
the segment of Bryn Mawr Avenue between Old
Lancaster and County Line Road needs additional
travel lanes which can be achieved by removing
on-street parking. This change and the widening
the southbound approach at Five Points, will alleviate the serious, brief congestion on Bryn Mawr
southbound (Figure 50). North of Old Lancaster
Road, the travel lanes can be narrowed and on-street
parking should remain on at least one side. Some
neighbors have suggested altering traffic patterns
along the western end of Old Lancaster Road, but
a district-wide traffic study should be conducted
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Figure 51. Intersection improvements at Lot 7

to determine the spill over effect onto other streets,
especially where traffic on Lancaster needs to be
calmed as well.
Around Lot 7, the traffic study should test a counter-clockwise circulation pattern, with one-way
north bound on Morris Avenue and one-way west
and southbound on Bryn Mawr Avenue (Figure
51). Lancaster would remain two-way and the
timing of lights at Bryn Mawr Avenue and Morris
Avenue would need to be synchronized to facilitate
left turns toward the train station. This circulation
would facilitate drop off at the train. Pedestrians
would have a median to make the crossing of Morris
Avenue safer near the train station, but pedestrian
signals or stop signs may be needed to facilitate
crossing at this difficult point. The pedestrian crossing at the Ludington Library corner at Lancaster and
Bryn Mawr Avenues should also be improved.
Without taking on the major task of relocating the
stone abutments for the Morris Avenue underpass,

this north south roadway will continue to have a
difficult geometry, especially as it passes north of
the tracks. Improvements should focus on cleaning, lighting, and sidewalk improvements to make
the underpass safer for pedestrians, while retaining
the two lane section. Any expansion to four lanes
would increase traffic volumes in the area, working
against the goal of a more pedestrian friendly station
area, and is likely to require closure of the rail line
during portions of the construction period.
Realignment and better definition of the access to
parking in the area, however, can clarify traffic patterns and make the pedestrian environment safer.
While improvements to the parking, drop-off, and
the station are possible, the entire area north of the
tracks could become a special place if the adjacent
private property were redeveloped or reconfigured
at some point in the future to allow for a loop from
Montgomery Avenue through to Morris Avenue in
front of the station. When appropriate, redevelopment of this 2 ½ acre parcel for housing, office, or a
hotel with structured parking would take advantage
of the large lot to clarify access and provide additional parking, development potential, and service
retail in the area. A pedestrian overpass could be
contemplated in the future linking this new development to redevelopment south of the tracks if the
bridge could take advantage of elevators serving
public parking or public uses. Amtrak and SEPTA
would need to approve using the air rights for this
access-way over the tracks.

Parking
Parking is the linchpin for future development in
Bryn Mawr. Prime development land is now surface parking. Replacement parking must be found
before development can happen, and will require
structured parking given the value and the scarcity
of land in the village. At the same time, any new
development on these key sites creates additional
demand for parking. Parking ratios should be relatively low given the presence of transit in the area,
opportunities for shared parking, and to encourage
alternative modes of travel.
Shared parking accounts for different peak demands
for different uses depending on time of day and time
of week, resulting in a lower overall number of spaces. Complementary uses from a parking perspective include daytime commuter and office parking
and evening and weekend entertainment (theater,
library, festivals, dining, etc.). For sale residential
units typically require one to two dedicated parking
spaces, but rental and guest spaces are more likely to
benefit from shared parking with daytime office or
commuter uses. In a compact village with a mix of
uses, retail parking ratios are often reduced to reflect
the fact that the clientele has parked elsewhere and
is walking from existing homes and office uses.
Restaurants, which are typically used more in the
evening, are one of the best candidates for the shared
parking approach. The medical office buildings
and some of the hospital employees and visitors can
share parking with other village uses and contribute
a customer base to the local shops.

The parking ratios used in this study are shown
in Table 4:
Table 4. Proposed Parking Ratios
Use

Parking
Ratio

Per Unit

Office

3.0

1,000 Sq. feet

Retail/Restaurants

3.0

1,000 Sq. feet

Residential

1.5

Unit

Hotel

1.0

Room

Although the lack of parking is a common perception in the Bryn Mawr commercial area, a recent
2004 parking study prepared by Chance Management shows that there are over 1,000 spaces and that
the short-term metered spaces are only 31 percent
to 55 percent occupied during peak hours. The
highest occupancies were found near Bryn Mawr
Hospital (88 percent), the 12-hour metered spaces
(88 percent) and some segments of Lancaster Avenue
(67 percent). Figure 52 and Table 5 show the location and amount of existing parking.
Employee parking needs to be managed to avoid use
of prime retail parking spaces for store employees
and prime visitor spaces for hospital employees. The
hospital currently operates remote parking served by
a shuttle, a practice commonly used by urban health
care institutions with intense land requirements.
This practice should continue as a means of minimizing traffic impacts and visual and scale impacts

of large parking structures within the village area.
Store employees should be encouraged to park at
remote lots within the five to ten minute walk zone
of the village core, and should be discouraged from
parking on the street and feeding meters.
Proposed parking strategies need to accommodate
existing and new demand and be distributed around
the village as appropriate to serve targeted uses.
While several locations could be suitable for parking,
this study focuses in on the key sites where
structured parking is necessary to free up land and/
or accommodate displaced parking (Figure 53 and
Table 6). The proposed plan indicates deck structures involving public participation in their development at the following locations:
•	SEPTA/Amtrak Lot 3: a new parking structure north of the tracks on land owned by the
railroads would accommodate displaced parking
from Lot 7 and a slight increase of commuter
parking for Bryn Mawr. A four level deck
would provide for approximately 500 spaces.
•	Lot 7: Redevelopment of Lot 7 would include
at least one level of underground parking built
into the sloping side (205 spaces) and could be
at two levels (410 spaces). This parking would
be dedicated to serving the new demand from
residential or hotel uses, as well as some component of the demand from new retail, existing retail, and commuter use. The Township has rights
to the Lot 7 land as long as it is used for public
Bryn Mawr Master Plan

45

Table 5. Existing parking spaces
Facility
SEPTA 1

purpose, such as parkland or parking, but if it is
developed into a private use than it reverts back
to the railroad ownership, now represented by
Amtrak. Negotiations with the railroads would
be undertaken to accommodate redevelopment
of the site.
•	Central Avenue/Lot 10: A parking structure in
the block bounded by Central Avenue, Summit
Grove Avenue, and Lancaster Avenue would be
a joint development between the Hospital and
the Township since the necessary assembly of
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land involves both parties. This structure would
accommodate approximately 980 spaces to serve
hospital and residential uses as well as retail uses
at the central and western end of the commercial district. The structure would be wrapped
with residential units to provide needed housing
in the area and to create pedestrian friendly and
safe streets.
An alternative location for public parking would
be on the reconfigured Bryn Mawr Community
Center, where approximately 475 spaces could be

60

SEPTA 2

46

SEPTA 3

146

7

188

8

18

9

25

10

118

11

49

14

65

19

25

22

32

Ludington

50

TOTAL

Figure 52. Existing Parking Locations

Parking spaces

822

Table 6. Proposed parking spaces
Facility

Spaces

SEPTA 1

60

SEPTA/P-10

55

SEPTA/P-11

531

Lot 7/P-7

410

Lot 8

18

Lot 9

25

Lot 10/P-2

979

Lot 11

49

Lot 14

65

Lot 19

25

Lot 22

32

Ludington/P-6
TOTAL

136
2,385

Figure 53. Proposed Parking Locations

accommodated in a parking structure south of the
senior center and the new park. Since this complement of public parking is not needed at the current time, the plan shows this as a surface parking
lot. Other public parking lots in the village center
would remain the same.
New private development in the village will need to
integrate structured parking into the development.
This redevelopment would be led by the private

sector and is likely to require land assembly. Notable locations for private parking structures would
be between Central Avenue and Lancaster Avenue
to serve the potential new development along Bryn
Mawr Avenue and north of the railroad tracks to
serve the potential for private development around
the station. Any future development in and around
the Verizon property on Lancaster Avenue would
be led by the private sector and would also need to
integrate structured parking.
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Implementation strategy
While it may be easy to draw plans on paper, realizing them in real time takes clarity of purpose,
leadership, dedication, and funding. The following
sections highlight priority projects, priority policies,
and overall roles and responsibilities for the future.

Priority Capital
Improvements
Priorities must be identified to guide funding requests and create a program of ongoing revitalization
and physical improvements. The following projects
are grouped into three sections, with the following
general time frames: 1 to 5 years, 6 to 10 years, and
11 to 20 years. These projects need to be led by the
public sector and/or a dedicated non-profit organization. Private investment would be expected to
occur as soon as possible, with the right policies in
place and a high quality civic infrastructure evident.
Many of these projects are in fact public/private
or public/institutional partnerships, where each
sector contributes the necessary elements to the
development to make it feasible. In these cases, land
assembly is often one of the most challenging tasks
and existing land ownership is often scattered and
in small parcels making assembly time consuming
and expensive. The priority projects are focused on
properties that are already owned by the Township
or the railroads or where the hospital has already
acquired a significant amount of land.

1 to 5 Years
•	Lot 7 redevelopment and SEPTA/Amtrak parking
structure, including TRID planning study, designation and implementation and agreements with
Amtrak/SEPTA. The required transit oriented
overlay zoning would be created and adopted by
the Board of Commissioners.
•	Central Avenue/Lot 10 redevelopment area, especially given hospital impetus for development in
that area.
•	Traffic improvements on Bryn Mawr Avenue and
Five Points intersection. Lead Role: Hospital in
coordination with the Township.
•	Streetscape improvements on Bryn Mawr Avenue;
underpass and intersection improvements.

6 to 10 Years
• Streetscape improvements on Lancaster Avenue.

Policy Priorities
The role of the public sector is also to put in place
policies that guide development and set expectations
about the form that it should take. The following policies are arranged according to priorities
discussed with the community. The priorities for
policy changes are summarized below and the key
policies highlighted.
•	National Register Historic District in the commercial area
•	Transit related form based zoning overlay district
for the commercial area
• TRID Plan and Implementation
•	Traffic engineering report and recommended
improvements
• Workforce housing
• Retail Plan and Follow-Through Leasing

•	Streetscape improvements around Lot 7 (or as soon
as development is realized).

These policies are described below.

• Addition to the Ludington Library.

Historic District

• New fire station.

To meet the twin goals of economic revitalization and improved façade design, the creation of a
National Register Historic District is recommended.
This district would capture the core commercial
properties from the Bryn Mawr Trust building west
for three blocks, incorporating the movie theater,
the old Main Point, the firehouse and a few other
local landmarks as well as the intact fabric of shop

11 to 20 Years
•	Reconfiguration of Bryn Mawr Community Center park area and parking.
•	Train station plazas and buildings and required
Amtrak/SEPTA platform improvements for handicap accessibility.
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fronts that presently line Lancaster Avenue.
The Pennsylvania Historic and Museum Commission (PHMC) is likely to readily accept a nomination for this area.
The district would bring the advantage of the
federal 20% investment tax credit for rehabilitation
that meets the Secretary of Interior Standards for
any commercial, or retail use including upper level
apartments, so long as the cost of the rehabilitation
equaled the adjusted basis of the building (the depreciated value of the structure, less the value of the
land on which it stands, plus any previous improvements). The National Register district would have
the advantage of providing a significant financial
incentive for owners– as well as one that could be
augmented by Lower Merion incentives toward
specific purposes, such as façade improvements or
ADA compliance.

Zoning
The opportunities for private sector redevelopment
in Bryn Mawr are limited by the current zoning,
which makes it impractical to develop in the village center. The existing zoning for the area is not
conducive to creating and enhancing the compact
village center that exists today or transit oriented
development (TOD). The patchwork of zones and
their implications for form and use are not compatible with the proposals expressed in this report.
Current zoning limits a variety of uses by requiring on-site parking on 100% built lots rather than
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encouraging the shared use of parking facilities. It
further encourages suburbanized development incompatible with historic Main Street character.

•	Design standards to enhance the character, scale
and architecture

To make projects feasible, the zoning should be
updated to allow for the careful massing of sufficient
height using step-backs not setbacks; shared parking
should be encouraged and parking ratios reduced;
setbacks minimized to reflect the village character;
and a mix of uses should be encouraged. Requirements for permeable surfaces need to be updated to
reflect the urban character of the village center with
allowances for reducing stormwater runoff through
other means such as green roofs and/or underground storage vaults.

• Shared parking

In recent years, the Township has pursued the Mixed
Use Special Transit (MUST) ordinance for Ardmore
and other local commercial districts and has suggested
the possibility of a similar overlay district for the Bryn
Mawr commercial district suited to its specific needs.
Debate over the overlay district relates to the area in
which it would be applied and the affect on existing
small buildings and shops along Lancaster Avenue.
On the other hand, the ordinance captures the standard development goals for smart growth and transit
oriented development including the following:
•	Mix of uses close to transit to encourage pedestrians and minimize traffic congestion
• Livability and identity of the neighborhood
•	No “big box” and automobile-oriented
building uses

• Pedestrian-friendly off-street parking facilities
•	Smart growth: economic viability, pedestrian
activity and community
The overlay district should be drawn to reflect the
form of the village and the recommendations for
mixed use development centered generally on a five
to ten-minute walking radius from and to the train
station. In order to enhance the compact village
center and create a coherent sense of place, the following urban design elements should be the basis for
the overlay district:
•	Mix of uses, generally including retail, restaurants, medical and other offices, residential,
cultural, and civic uses
•	Retail targeted to Lancaster Avenue, Bryn Mawr
Avenue, and the station area; service, passive retail uses (banks, cell phone stores, travel agencies,
drug stores, nail salons) on secondary streets
•	Build-to-Lines at the street right-of-way
•	Build-to-Lines that may be setback up to 20 feet
to allow for public gathering space and outdoor
dining.
•	Building step-backs that establish a street wall
height of three stories or 40 feet and require upper levels to be set back at least ten feet.
• Zero lot side yards

•	Impervious cover of 85 to 100 percent to reflect
the advantages of compact development in the
village center.
•	Parking garage facades that must face a street
should be pedestrian oriented and scaled, with
building design that is complementary to nearby
active commercial facades. Ideally garages
are placed in the center of the block and/or
wrapped with other uses. In addition, no sloped
floors should be visible on a street facade.
•	Shared parking is recommended to minimize
the visual impact of parking facilities and to take
maximum advantage of the cost of construction,
especially for structured parking.
• Placement of front doors facing the street.
•	Requirements for transparency and retail
windows on the ground floor.
•	Articulation of buildings with projecting and
recessed elements and other details to contribute
to a human-scale development and to reflect the
pattern of individual storefronts.
•	Articulation of cornice lines and
interesting roofs.
The building height recommendations for a Bryn
Mawr overlay district are as follows:
• Minimum building heights of two stories.
•	Maximum height of 65 feet or five stories, providing that step-backs are required for portions of the
building above three stories or 35 feet.

•	Height maximums can be increased based on a
system of incentives for including additional public
parking, shared parking, workforce housing and
public open space.

Transit Revitalization Investment
District Act
The Transit Revitalization Investment District Act
(TRID) is enabling legislation adopted in 2005 by
the Pennsylvania legislature, encouraging municipal
officials, transit agencies, and the development community to plan for and implement transit-oriented
development around transit stations. Limited funding to create and implement TRID plans is available through the Department of Community and
Economic Development’s Land Use Planning and
Technical Assistance Program.
TRID encourages partnerships between transit
agencies and local communities to achieve transitoriented development. The goal is to increase transit
ridership and foster community revitalization and
economic development. TRID provides a “value
capture” mechanism for sharing in real estate tax
revenues to support transit related capital projects,
related site development, and maintenance in TRID
areas. Public involvement is essential in the TRID
area plan and implementation program.
The TRID process in Bryn Mawr will build on
the current master plan, but will include necessary
refinements including the determination of the
exact boundaries and rationale, the form of devel-

opment, and specific capital improvements. Public
outreach continues throughout the TRID effort.
Once the TRID area is established, the Township
in cooperation with the transit agencies will form a
Management Entity to administer implementation.
The public sector infrastructure improvements are
listed, and the value capture shares are worked out
in cooperation with the School District and County.
Ultimately, the Township and the transit agencies
execute an Agreement on roles, responsibilities,
financial commitments, management entity, and
defined improvements.
With this in place, the Township and/or Management Entity will solicit developer interest through
a public request for proposal for key development
sites, selects a developer, and negotiates an agreement for development. The Management Entity is
then responsible for administering the Value Capture
revenues over time.

Traffic Engineering Report
The Township will need a district-wide traffic study
to test the best circulation patterns and street character in Bryn Mawr, given existing and proposed
development in the area. This traffic study can use
recent traffic counts, but will need additional counts
to create a calibrated model that can replicate existing conditions and test the implications of future
development and proposed changes to streets and
circulation. The study should extend generally from
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Montgomery Avenue to County Line Road and
from the intersection of Lancaster Avenue with Old
Lancaster Road on the east to its intersection with
County Line Road on the west.

Workforce and Student Housing
If workforce housing is a true goal of the community, then funding mechanisms or incentives must be
put in place to make this a reality. Maintaining substandard housing is not an appropriate approach to
workforce housing; in fact, a workforce unit should
be indistinguishable from other market rate units
around it. The mix of incomes should be accomplished in a fine grain manner – within a building or
along a street - so that there is no stigma to the type
of unit. Consideration should be given to the fact
that family housing is usually better targeted to row
houses and other low rise homes.
A more in-depth analysis of housing strategies and
programs will be required if the Township wishes
to make workforce housing part of its policies. In
communities where the housing market is strong,
inclusionary housing may be possible, where zoning
requires a set percentage of all new units be set aside
for workforce housing. In such cases, it is important
that the percentage set aside for workforce housing
should be at a reasonable level relative to housing
development costs in the area and not over-burden
housing project development budgets. In exchange
for asking the private sector to build this housing,

52

Bryn Mawr Master Plan

however, density bonuses are typically granted. Low
income tax credits are available for rental housing.
Alternatively, developers could provide contributions to a Township housing fund for the creation
of workforce housing in other locations within the
Township in-lieu-of creating workforce units in
their own development. This is a common approach
where housing development economics do not support workforce units.
The current zoning limitations on student housing should be evaluated to determine ways that the
village can house students without creating adverse
impacts on other residents. Every effort should be
made to facilitate the expansion of on-campus housing, including the current policies on impermeable
coverage that is a limiting factor. Since some of the
colleges are in adjoining Townships, Lower Merion
will have to work directly with all the colleges to
address the issue of both on- and off-campus
student housing.

Roles and Responsibilities
The Township of Lower Merion has a large area (26
square miles) to govern and is supported primarily by a residential tax base. The commercial areas
that are concentrated along Lancaster Avenue and
at each of the train stations should be a priority for
improvements that will enhance existing businesses
and attract new ones as a means of strengthening the

tax base. Along with Ardmore, Bryn Mawr is one
of the key commercial centers in the Township. The
Township needs to take responsibility for several
primary roles that are necessary for positive change
in Bryn Mawr:
•	Investment: Invest in streets and streetscapes
to improve the basic condition of curbs and
sidewalks, while also improving the district
character with consistent tree planting, lighting, street furniture, and signage. Over the long
term, investment in public facilities will also be
necessary, including the Bryn Mawr fire station
and the Ludington Library.
•	Policy Changes: Put in place a coherent set
of policies that encourages the private sector to
invest in Bryn Mawr while shaping that development to carry out the master plan, addressing
the TRID designation, zoning, National Register nomination where appropriate, and incentives for workforce housing.
• C
 oordination: Improvements to Lancaster Avenue will require coordination with Penn DOT
and a district-wide traffic study to justify any
dimensional or operational changes to Lancaster
Avenue.
•	Negotiation: Negotiations with SEPTA and
Amtrak will be necessary to redevelop the
surface parking lot in the center of the village
(Municipal Lot#7) with new more active uses
and replace the spaces elsewhere. Before any-

thing can happen on Lot 7, replacement parking
must be identified. Given the cost of building
additional levels of underground parking on
Lot 7, the primary site for structured parking
is the SEPTA lot north of the tracks, requiring additional negotiations with SEPTA and
Amtrak. Any development on Lot 7 requires an
agreement with Amtrak, who retains ownership
of the property through a reversion clause if not
used for a public use such as parking or a park.
• Joint development: No change is possible in
the village center unless arrangements are made
for public structured parking. In the case of the
Central Avenue area, where the Township owns
a key property (Lot 10) and the Bryn Mawr
Hospital owns other properties, a development
agreement needs to be negotiated to allow for
public and shared parking and other suitable
development. The Township may need to partner with SEPTA/Amtrak to expedite structured
parking for commuters on the lot north of
the tracks.
A strategy is necessary to maintain a focused effort
to accomplish the objectives for the Bryn Mawr
Village center. At this time, however, there is
no private or nonprofit organization that has the
capacity to manage the development of the village.
Many communities establish Business Improvement
Districts (BIDs), or special assessment districts, to
provide funding for a range of development, marketing and maintenance services, such as the ones for

Ardmore and City Avenue. Bryn Mawr Village has
had a similar arrangement recommended to them in
past studies, but business and property owners in the
district have not embraced the concept.
Bryn Mawr can use an alternative approach that
relies on Township professional staff to shepherd the
specific development projects, the business association to promote shopping and improved businessTownship coordination, and the civic association
and Bryn Mawr Beautiful to continue to deal with
small-scale beautification projects. A part-time
recruiter may handle business recruitment. There is
currently a recruiter working in Ardmore to implement the Ardmore Retail Strategy and Merchandising Mix Plan. A better arrangement may be a full
time recruiter on the Township’s economic development staff (or a contract employee) who coordinates
retail recruitment efforts for Bryn Mawr, Ardmore
and other commercial areas in Lower
Merion Township.

The Township of Lower Merion, its Board of Commissioners and staff, thank the many residents and
stakeholders and in particular, the members of the
Ad Hoc Bryn Mawr Committee who have participated in this study and contributed ideas to shape
the proposed plan.
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