AN ORDINANCE

NO. 3971
AN ORDINANCE To Amend The Code Of The Township Of Lower
Merion, Chapter 155, Entitled Zoning To Amend Article II, Section 155-4,
Terms Defined; And To Amend The Zoning Code Of The Township Of
Lower Merion To Create Two New Zoning Districts Grouped Together As
The City Avenue District, The Two Districts Being Designated The City
Avenue District - Regional Center Area (RCA), And The City Avenue
District – Bala Cynwyd Retail District (BCR); And Within Each District
Providing Use Regulations, Dimensional Standards, Parking And Loading
Requirements, Density Regulations, Development Design Standards, And
Signage Regulations.

The Board of Commissioners of the Township of Lower Merion hereby ordains:
The Code of the Township of Lower Merion, Chapter 155, entitled
Section 1.
Zoning, Article II, Definitions, 155-4, Terms defined, subsection B, shall be amended by
the addition in alphabetical order of the following words:
B. Words and terms defined. Unless otherwise expressly stated, the following words
and phrases shall be construed throughout this chapter to have the meanings
indicated in this article:
*******
DRIVE-THROUGH FACILITY - Facilities allowing transactions for goods or
services without leaving a motor vehicle.
*******
INDOOR ENTERTAINMENT FACILITIES - A structure or facility used for the
presentation of the performing arts, including theaters for live and recorded
performances, excluding adult entertainment.
*******
INDOOR FAMILY ENTERTAINMENT CENTER - A structure or facility with
multiple entertainment attractions, primarily for children under 15 years of age,
accompanied by adults, including various games and facilities to accommodate
birthday parties.
*******
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INDOOR RECREATIONAL FACILITIES - A structure or facility used as an
athletic, health or Fitness Center including, for example, a gym, bowling alley,
skating rink, swimming pool, athletic field, tennis and other racquet courts or
other similar activities, and conducted entirely within a building.
*******
LOT - A parcel of land which is occupied or intended to be occupied by one
principal building, except as specifically permitted in this Chapter, together with
any accessory buildings customarily incidental to such principal building(s) and
such open spaces as are arranged or designed to be used in connection with such
principal building(s), such open spaces to be not less than the minimum required
by this chapter. The area of a lot shall be that portion of the lot or parcel of land
lying within the property lines and between the rear property line and the nearest
street line.)
[Amended 2-19-1986 by Ord. No. 3003; 9-20-1989 by Ord. No. 3162; 5-11-2005
by Ord. No. 3742; 9-21-2005 by Ord. No. 3753; 5-10-2006 by Ord. No. 3777]
*******
MIXED-USE – A multiple-use building with one or more non-residential uses
occupying a minimum of 75% of the Ground Floor level directly accessible from
a public street or Pedestrian Way. Such uses must have a minimum depth of 60
feet. Upper floors of the same Mixed-Use building must be occupied by a
different use than that on the Ground Floor but may also include an upper floor
retail or Restaurant use.
*******
RAIN GARDEN - A bioretention area or rain garden is a shallow surface
depression designed to accept runoff from adjacent surfaces and retain or detain
stormwater before it is infiltrated or discharged downstream, planted with
specially selected native vegetation to capture and treat runoff.
*******
Section 2: The Code of the Township of Lower Merion, Chapter 155, entitled Zoning,
Article III, Classification of Districts, 155-5, Classes of districts, subsection A, shall be
amended by the addition of a new district, to provide as follows:
A. For the purposes of this chapter, the Township is hereby divided into 26
districts which will be designated as follows:
RCA City Avenue District Regional Center Area
BCR City Avenue District Bala Cynwyd Retail
Section 3: The Code of the Township of Lower Merion, Chapter 155, entitled Zoning, is
hereby amended by the addition of a new Article XXXV, City Avenue District, to
provide as follows:
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ARTICLE XXXV,

CITY AVENUE DISTRICT

§ 155-216. Purpose; division into two districts
City Avenue is the boundary between the City of Philadelphia and Lower Merion
Township. The City Avenue District encompasses properties on both the Lower
Merion and Philadelphia sides of the Avenue. The Township has worked
cooperatively with the City to encourage development and redevelopment of the
City Avenue District.
A

The intent of this Article is to encourage development that combines residential,
institutional, and commercial uses in close proximity thus decreasing auto
dependency, encouraging pedestrian access, transit-use and Shared Parking and
Accessways, and mitigating the effects of congestion, vehicular traffic and
pollution. The regulations promote pedestrian-friendly development and protect
the health, safety and general welfare of the citizens of Lower Merion Township.
Further, this Article is designed to enhance the economic stability of the
Township by promoting the growth, attractiveness, convenience and stability of
the City Avenue area.

B.

The City Avenue corridor binds the uses within the City Avenue District into a
unique configuration with many common development characteristics. However,
because of the diverse concentration of commercial, institutional, office and
residential uses within the District’s geographical boundaries, the City Avenue
District is being divided into two separate zoning districts, the Regional Center
Area (RCA), and the Bala Cynwyd Retail District (BCR).
*******

§155 -217. City Avenue District - Regional Center Area (RCA)
The Regional Center zoning is designed to complement the new zoning on the
Philadelphia side of City Avenue.
A.

Purpose and applicability.
(1)

General goals and objectives. The City Avenue District Regional Center
Area (“RCA”) is intended to encourage higher density multiple-use
pedestrian-oriented development, and more economically productive use
of land parcels in the vicinity of City Avenue (U.S. Route 1) (as shown on
Map 1). It recognizes the importance of City Avenue as both a gateway
and as an economic generator for Lower Merion Township, by permitting
higher densities with a mix of land uses while providing sufficient OffStreet Parking.
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(2)

(3)

These general goals and objectives include the following specific
purposes:
(a)

Enable the development of a mix of commercial, institutional and
residential uses.

(b)

Minimize pedestrian and vehicular conflicts and encourage the
renovation and erection of buildings that provide direct
connections from buildings to the street and sidewalk.

(c)

Discourage the dependence on automobile use by promoting
alternate modes of transportation, including buses and trains,
improving connections and links to public transit and creating safe
and inviting pedestrian accessways thereby reducing traffic
congestion.

(d)

Create transition in bulk and scale between higher density
development and existing residential neighborhoods.

(e)

Enhance the visual character and identity of the district through
building mass, scale and design, landscaping and signage, all
appropriate to the goals and objectives of the RCA zoning.

(f)

Promote the smooth and safe flow of vehicular traffic through the
corridor while reducing cut-through traffic in the neighboring
residential districts, by creating Pedestrian-Scaled blocks,
separated by public access streets with sidewalks.

(g)

Encourage the development of Shared Parking, wrapped Structure
Parking, underground Structure Parking, and attractive and
convenient off-street Parking Facilities to reduce on-street
congestion and facilitate vehicular and pedestrian circulation.

(h)

Promote the creation and maintenance of landscaped open areas
among buildings for Public Gathering Space.

(i)

Protect the character and quality of existing residential
neighborhoods proximate to the RCA.

Applicability
(a)

The Regional Center Area Regulations set forth in this section
apply to all lots within the area of the RCA set forth on the zoning
map appended (Map 1).
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(b)

Boundary Tolerances: The provisions of Section 155-8 shall not
apply in the Regional Center Area.

(c)

Any new or expanded building shall comply with the standards in
the RCA except as provided in this Article.

(d)

Any building that is rehabilitated (where such rehabilitation is
equal to or exceeds 50% of the existing area of the building on the
effective date of this Article) shall comply with the Development
Design Standards, except as noted below.
[1]

The standards provided in §155 -217F (4) (b) [2] through
[4] shall not apply when the building is located further than
40 feet from the curb line. However, the existing
percentage of openings on each floor shall not be
decreased.

Map 1 - Regional Center Area
*******
B.

Use regulations. A building or group of buildings may be erected or used and a
lot may be used or occupied only for the purposes listed below.
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(1)

(2)

Residential Uses
(a)

Townhouse Building(s)

(b)

Apartment House

(c)

Accessory uses on the same lot with and customarily incidental to
any of the above permitted uses.

(d)

Any residential use of the same general character as any of the uses
hereinbefore specifically permitted.

Non-residential Uses
(a)

Retail store, excluding a Drive-Through Facility.

(b)

Hotels or Bed & Breakfast.

(c)

Indoor Entertainment Facilities, up to 35,000 square feet, provided
this use is located a minimum of 800 feet from a lot with a
residential use in a residential zoning district.

(d)

Indoor Family Entertainment Center, up to a maximum 35,000
square feet, subject to the following separation requirements:
[1] Facilities up to 15,000 square feet in size, shall be located a
minimum of 400 feet from a lot in a residential zoning district
and from a lot with an existing residential use as of the
effective date of this ordinance. This distance shall be
increased to 800 feet where alcoholic beverages are served on
the premises.
[2] Facilities larger than 15,000 square feet, but no greater than the
maximum 35,000 square feet shall be located a minimum of
800 feet from a lot in a residential zoning district and from a lot
with an existing residential use as of the effective date of this
ordinance.

(e)

Indoor Recreational Facilities. The following specific uses shall be
subject to separation requirements listed in [1] below: athletic
fields, skating rinks, and bowling alleys.
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[1] The above-mentioned Indoor Recreational Facilities shall be
located a minimum of 400 feet from a lot in a residential
zoning district and from a lot with an existing residential use as
of the effective date of this ordinance.. This distance shall be
increased to 800 feet where alcoholic beverages are served on
the premises.
(f)

Restaurants, excluding a Drive-Through Facility.

(g)

Bakery, confectionery or custom shop for the production of articles
to be sold at retail on the premises, excluding a Drive-Through
Facility.

(h)

Personal service shop, including tailor, barber, laundry, dry
cleaning (excluding on-site cleaning operations), beauty salon,
shoe repair or similar type use, excluding a Drive-Through
Facility.

(i)

Bank or other financial institution, excluding a Drive-Through
Facility.

(j)

Transit Facilities.

(k)

Business service facilities, including copy centers and job printing
operating on a retail sales level, excluding a Drive-Through
Facility.

(l)

Real estate sales and travel agency.

(m)

Apartment Hotel.

(n)

Business and Professional Office.

(o)

Nursery school or similar non-residential use for more than six (6)
children.

(p)

Educational uses.

(q)

Radio or television studio and broadcasting station.

(r)

Research Facility.

(s)

Cultural Studios.

(t)

Health Clinics.
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(u)

Accessory Uses on the same lot with and customarily incidental to
any of the above permitted uses, including above ground or below
ground Parking Structures and excluding Drive-Through Facilities.

(v)

Any use of the same general character as any of the uses herein
before specifically permitted, but specifically excluding Off-Track
Betting Parlors, slot parlors and other gaming uses.

(w)

No entertainment use permitted under Subsection (c) or (d) above
shall be permitted if any other use listed in those subsections is
located within 500 feet, measured by the shortest distance between
the lot on which the proposed use will be located and the lot or lots
which contain the existing use.
*******

(3)

Mixed-Use Building.
(a)

Uses permitted on the Ground Floor in a Mixed-Use building shall
be limited to those listed in Section 217 B (2) (a) through (k) listed
above.

(b)

Any use permitted in Section 217 B (1) or (2) above shall be
permitted on upper floors of a Mixed-Use building.
*******

(4)

Multiple-Use Development. A multiple-use development for purposes of
this district shall be defined as an integrated, complementary development
of 2 or more buildings on one or more lots, provided that the lots are
adjacent to and abut one another. The Multiple-Use Development must be
constructed concurrently or phased, and shall include at least one Mixed
Use building. The Mixed-Use building shall be constructed first. No
single use shall occupy more than 80% of the total gross floor area of the
buildings on the subject Lot(s).

(5)

Only residential uses are permitted within 100 feet of the curb line for the
portions of properties fronting on Righters Ferry Road located within 500
feet of Belmont Avenue. A use permitted under this section shall also be
subject to the fifty feet setback regulation in §155-217 C (2) (a) [3].

(6)

Residential uses are not permitted on the ground floor of buildings facing
City Avenue.
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*******
C.

Dimensional standards.
(1)

(2)

Building Area. The Building Area shall be limited as follows:
(a)

Single use buildings. The Building Area is limited to 50% of the
net Lot Area.

(b)

Mixed-Use buildings or Multiple-Use Development. The Building
Area is limited to 60% of the net Lot Area.

Build-to-Line
(a)

The Primary Front Facade of a building in the RCA shall be set
back from the curb line a distance sufficient to create a landscaped
or hardscaped verge adjacent to the curb and a Pedestrian Way as
required in Section 217 F (5) (e). The area between the Pedestrian
Way and the building shall be improved with landscaping or
hardscaping. A safe and direct pedestrian access shall be provided
from the Pedestrian Way to the building entrance.
[1]

A Primary Front Facade facing City Avenue shall be
located a minimum of 25’, and a maximum of 40’ from the
curb line (Figure 1).

[2]

Primary Front Facades facing streets other than City
Avenue shall be located a minimum of 20’ and a maximum
of 30’ from the curb line (Figure 2) except as listed in [3]
below.

[3]

No Structure shall be permitted within the first 50 feet of
the curb line on those portions of properties fronting on
Righters Ferry Road located within 500 feet of Belmont
Avenue.

[4]

No Structure shall be permitted within the first 150 feet of
the curb line on those portions of parcels fronting on
Belmont Avenue between St. Asaphs Road and Righters
Ferry Road. Paved access/egress driveways, other than one
providing access to Belmont Avenue shall not be permitted.
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Minimum 25 '
Maximum 40'

"See FIgure 13 for dimensions

Figure 1 – Build-to-Line for Facades Facing City Avenue
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Figure 2 – Build-to-Line for Facades Facing Streets Other than City Avenue
(b)

The Build-to-Line shall be measured from the curb line shown on
the approved development plan.

(c)

The primary pedestrian access point to buildings shall be located
on one or more Primary Front Facades, rather than onto rear or
side of the building unless approved by the Board of
Commissioners, by conditional use. Secondary access points may
be located along other facades. In addition to the conditional use
standards in §155-141.2, the following standards shall apply if the
primarily pedestrian access point is not located along the Primary
Front Façade:
[1]

The applicant must demonstrate that the primary pedestrian
access point to the buildings may not feasibly be located
along the Primary Front Façade.
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(d)

The primary pedestrian access point shall be accessible by
a public walkway connected to the Pedestrian Way.

[3]

The primary pedestrian access door(s) shall meet the
minimum glazing requirements set forth in the
Architectural Design Standards.

Parking lots, driveways, loading/unloading zones and other autorelated areas are prohibited in front of the building. Such access
driveways shall not pass in front of the building, except as noted
below:
[1]

The primary pick up and drop off area for Hotel guests.

[2]

Transit Facilities, limited to passenger waiting areas and
pick up and drop off areas.

(e)

Any portion of a new building above three stories or 45 feet above
grade shall be set back from the Build-to-Line a minimum of 10
feet.

(f)

The Build-to-Line may be extended as follows:

(g)

(3)

[2]

[1]

Up to twenty (20) feet further from the curb line if the
additional area is used for outdoor dining.

[2]

Up to twenty (20) feet further from the curb line where a
Public Gathering Space is provided between the Build-toLine and the building entrance, subject to compliance with
Section 155-217 E (1).

Exceptions to the Build-to-Line setback requirement.
[1]

The Build-to-Line requirement shall not apply to additions
to an existing building where the addition is up to 10,000
square feet in total area or 10% of the total Floor Area,
whichever is greater.

[2]

The Build-to-Line requirement shall not apply where a
greater setback is required in this Article.

Side Yards
(a)

Minimum. Where a shared party wall exists with the adjoining
property there shall be no required Side Yard setback. Where a
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shared party wall does not exist the minimum Side Yard setback
shall be ten (10) feet.
(b)

(4)

(5)

For a Lot immediately contiguous to a residential use in a
residential zoning district, the Side Yard abutting the residential
use shall be a minimum of 25 feet.

Rear Yards
(a)

Where a shared party wall exists with the adjoining property there
shall be no required Rear Yard setback. Where a shared party wall
does not exist the minimum Rear Yard setback shall be ten (10)
feet.

(b)

When a new, expanded or redeveloped building is on a Lot that
backs up to a residentially zoned lot, then the Rear Yard setback is
fifty (50) feet. The Lot must also comply with the minimum buffer
requirements.

Lot Width
(a)

There is no minimum Lot Width.

(b)

Maximum Lot Width is 600’.

(c)

Where additional development is proposed on an existing Lot
wider than 600’, new Minor Streets shall be constructed to
conform to the requirements for a maximum 600’ Frontage
between intersections with public or private access Streets. This
requirement shall apply to all new buildings and additions to an
existing building that exceed 10,000 square feet in total area or
exceeds 10% or more of the Floor Area, whichever is greater.

(d)

This requirement shall not apply when the applicant can
demonstrate that the creation of a new street would result in an
unsafe traffic condition, subject to confirmation by the Township
Engineer or Traffic Safety Division of the Lower Merion
Township Police. In this instance the Lot Width requirement may
be extended and the roadway may be moved to a location where a
new street can comply with all current safety standards.

(e)

Where Lots front on more than one Street, the 600’ maximum Lot
dimension applies to all street frontages.

(f)

The land area required to provide new public or private Streets to
comply with the Lot Width provisions may continue to be counted
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as Lot Area provided the new Streets include public On-Street
Parking on both sides of the Street.
(6)

Impervious Surface. The Impervious Surface shall be limited as follows:
(a)

Single use buildings. The Impervious Surface is limited to 60% of
the net Lot Area.

(b)

Mixed-use Buildings or Multiple Use Developments. The
Impervious Surface is limited to 70% of the net Lot Area.

(c)

A Lot or lots non-conforming to the Impervious Surface provisions
in this Article shall be subject to the following:

(d)

[1]

Any building, more than 75% of the floor area of which has
been damaged or destroyed by fire or other natural cause,
may be replaced. When the Floor Area of the new building
exceeds the Floor Area which existed prior to the damage
by more than 10%, the Lot shall comply with the
Impervious Surface requirements in this Article.

[2]

Any land development application to expand the Floor
Area of an existing building on a Lot(s) by more than 10%
above the Floor Area that existed as of the effective date of
this zoning district shall be required to bring the Lot into
compliance with the Impervious Surface requirements in
this Article.

Pervious areas created by this section shall be consolidated
whenever possible and shall connect to areas developed for public
multi-purpose trails, Pedestrian Ways, Public Gathering Spaces
and plazas.

(7)

Greening Standards. The Greening Standards set forth in Chapter 135,
Subdivision and Land Development at 135.41.4 shall apply.

(8)

Building Height
(a)

The minimum height of any building shall be two (2) Stories and
no less than twenty-eight (28) feet above grade. The second Story
floor area shall be equal to or greater than 75% of the grade level
Building Area.

(b)

The maximum height of any building within the RCA shall be as
shown on Map 2 and as further described below. The provisions
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of §155-137 B (1) through (3) shall apply to the portion of any
property abutting a residential use in a residential zoning district.
[1]

The maximum height of that portion of a building located
between 50 and 100 feet of the curb line of Righters Ferry
Road between Belmont Avenue and Monument Road shall
be 45 feet

[2]

The maximum height of that portion of a building located
between 100 and 150 feet of the curb line of Righters Ferry
Road between Belmont Avenue and Monument Road shall
be 65 feet.

[3]

The maximum height of that portion of a building located
between 150 and 250 feet of the curb line of Belmont
Avenue between St. Asaphs Road and Righters Ferry Road
shall be 120 feet.

(c)

The maximum height of a building within the district boundary
within the general area bounded by the Norfolk Southern railroad,
Glenn Road, Presidential Boulevard, St. Asaphs Road, , including
properties fronting on Kings Grant Road, and City Avenue, as
identified on Map 2 shall be 200’.

(d)

Penthouses. A penthouse shall not be included in measuring the
height of a building if it is set back a minimum of twenty (20) feet
from the exterior walls and occupies less than 50% of the Floor
Area of the Story immediately below.
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Map 2 – Building Heights
(9)

Floor Area Ratio (FAR)
(a)

Subject to the following sentence, the FAR in the RCA, in the area
south of St. Asaphs Road, as shown on Map 3, shall not exceed
0.6 (60% of Lot Area) for single use buildings and 0.7 (70% of
Lot Area) for Mixed-Use buildings or Multiple Use Developments.
Total FAR with density increases as set forth in Section 155-217E
hereof may not exceed FAR 1.75 (175% of Lot Area). Floor Area
of above ground or below ground Parking Structures are not
included in FAR calculations.

(b)

Subject to the following sentence, the FAR in the RCA in the area
north of St. Asaphs Road, as shown on Map 3 shall not exceed 0.6
(60% of Lot Area) for single use buildings and 0.7 (70% of Lot
Area) for Mixed-Use buildings or Multiple Use Developments.
Total FAR with density increases as set forth in Section 155-217E
may not exceed FAR 1.5 (150% of Lot Area), except where a 1.75
FAR is shown on Map 3. Floor Area of above ground or below
ground Parking Structures are not included in FAR calculations.
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Map 3 – Floor Area Ratio
(10)

Building Height and Spacing

(a)

(b)

Each portion of a building which does not exceed 30 feet in height:
[1]

Shall be separated from any portion of another building less
than or equal to 30 feet in height a minimum distance of 30
feet.

[2]

The maximum diagonal dimension of that portion of the
building shall be 420 feet.

For each portion of a building taller than 30 feet in height, but not
taller than 45 feet in height:
[1]

That portion of the building shall be separated from any
portion of another building as follows (Figure 3):
(i)

For the nearest portion of the other building, which
is not taller than 45 feet, a 30 feet separation shall
be maintained.
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[2]

(ii)

For the nearest portion of the other building, which
is taller than 45 feet but less than or equal to 65 feet,
the separation distance shall be the average of the
sum of the height of each of the two relevant
portions of the two buildings, but in no case less
than 40 feet.

(iii)

For the nearest portion of the other building, which
is taller than 65 feet in height but less than or equal
to 120 feet, the separation distance shall be the
average of the sum of the height of each of the two
relevant portions of the two buildings, but in no
case less than 60 feet.

(iv)

For the nearest portion of the other building is taller
than 120 feet, the separation distance shall be the
average of the sum of the height of each of the two
relevant portions of the two buildings, but in no
case less than 75 feet.

The maximum diagonal dimension of the building footprint
shall be 420 feet (Figure 3).
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Figure 3 – Height, Bulk and Spacing for Buildings 45’ High

(c)

For each portion of a building which is taller than 45 feet, but no
greater than 65 feet in height:
[1]

The portion of the building shall be separated from any
portion of another building as follows (Figure 4):
(i)

For the nearest portion of the other building is no
taller than 45 feet, a 30 feet separation shall be
maintained.

(ii)

For the nearest portion of the other building, which
is taller than 45 feet, but less than or equal to 65
feet, the separation distance shall be the average of
the sum of the height of each of the two relevant
portions of the two buildings, but in no case less
than 40 feet.
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[2]

(iii)

For the nearest portion of the other building, which
is taller than 65 feet, but less than or equal to 120
feet, the separation distance shall be the average of
the sum of the height of each of the two relevant
portions of the two buildings, but in no case less
than 60 feet.

(iv)

For the nearest portion of the other building, which
is taller than 120 feet, the separation distance shall
be the average of the sum of the height of each of
the two relevant portions of the two buildings, but
in no case less than 75 feet.

The maximum diagonal dimension of this portion of the
building footprint shall be 375 feet (Figure 4).

Figure 4 – Height, Bulk and Spacing for Buildings 65’ High

(d)

For each portion of a building which is taller than 65 feet, but not
taller than 120 feet:
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[1]

[2]

That portion of the building shall be separated from any
portion of another building as follows (Figure 5).
(i)

For the nearest portion of the other building, which
is taller than 65 feet, but less than or equal to 120
feet, the separation distance shall be the average of
the sum of the height of each of the two relevant
portions of the two buildings, but in no case less
than 60 feet.

(ii)

For the nearest portion of the other building, which
is taller than 120 feet, the separation distance shall
be the average of the sum of the height of each of
the two relevant portions of the two buildings, but
in no case less than 75 feet.

The maximum diagonal dimension of this portion of the
building footprint shall be 320 feet.
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Figure 5 – Height, Bulk and Spacing for Buildings 65’ to 120’ High

(e)

For each portion of a building taller than 120 feet:
[1]

That portion of the building shall be separated from any
portion of another building as follows (Figures 6).
(i)

[2]

The separation distance shall be the average of the
sum of the height of each of the two relevant
portions of the two buildings, but in no case less
than 75 feet from the other building.

The maximum diagonal dimension of this portion of the
building footprint shall be 250 feet.
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Figure 6 – Height, Bulk and Spacing for Buildings 120’ to 200’ High

(f)

The maximum diagonal dimension of any building footprint of
varying heights shall be 420 feet. Buildings that incorporate
portions of varying height are encouraged. Each portion of the
building within the specified height limits shall be subject to the
building bulk and spacing controls as described in 10(a) through
10(e) (Figures 7 and 8).

(g)

For L-shaped buildings, the diagonal dimension shall be measured
between two points of the “L” furthest from one another (Figure
7).

(h)

For the avoidance of doubt, the building separation requirements
shall apply to buildings regardless of their being located on the
same or on different lots.
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(i)

Accessory Parking Structures
[1]

An accessory Parking Structure that is screened from view
from any public or private street shall not be subject to the
spacing requirements.

[2]

Underground Parking Structures shall not be subject to the
diagonal limits.

Figure 7 – Height and Bulk for Buildings with Portions of Varying Height
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Figure 8 – Separation for Buildings with Portions of Varying Height

(11)

Buffer regulations
(a)

Where development within the RCA abuts a residential use in a
residential zoning district, there shall be a landscaped Buffer Area
at least 25 feet deep along the district boundary line within the
RCA district. Where such a line is along a Street or at a Street
Line, there shall be a twenty (20) foot wide planted landscape area
which shall be located between the Pedestrian Way and the
building façade.

(b)

The landscaped buffer that exists along Belmont Avenue between
St. Asaphs Road and Righters Ferry Road as of the effective date
of this ordinance shall be preserved and maintained to a depth of
120 feet from the curb line of Belmont Avenue, except for the
improvements required for the Pedestrian Ways as authorized in
§217F(5)(e). If the existing tree canopy is diminished to a point
that it no longer provides a visual screen, new deciduous trees shall
be planted with the goal of re-establishing a comparable visual
screen.

(c)

There may not be more than one vehicular point of ingress and
egress lane through the landscaped area to any street. Such point
of vehicular ingress/egress shall not exceed 2 lanes and 22 feet in
width, except for transition areas at the curb face, unless a
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dedicated separate left turn egress lane is required based on a
traffic study.
*******
D.

Parking, loading and traffic requirements.

(1)

(2)

On-site Parking
(a)

At-grade, above- or below-grade parking and loading facilities
shall be permitted.

(b)

Surface parking lots and exterior loading areas shall be placed
between the building and a rear lot line, except as noted below:
(i)

On a corner lot, if surface parking and exterior loading
cannot be behind the buildings, then parking and loading
shall be located along the least traveled Street and screened
from view.

(ii)

Off-street surface parking shall not extend more than 70
feet along any public or private Street.

(c)

Views of parking and exterior loading areas shall be buffered from
any adjacent street or sidewalk by planting street trees and by
providing a minimum six- feet-wide landscaped area from the
Right-of-Way. Plantings other than street trees shall be limited in
height to three feet.

(d)

Only one curb cut/driveway is permitted on each street Frontage of
each Lot. Maximum driveway width is 2 lanes and 22 feet unless a
dedicated separate left turn egress lane is required, based on a
traffic study. Where a Lot has Frontage on two Streets, principal
access shall be from the least traveled Street.

(e)

Any facade of a Parking Structure that can be seen from a public
way shall comply with the development design standards.

Parking for single use buildings and developments. The minimum
required parking for new and redeveloped buildings or developments
within the RCA shall be calculated by using the minimum single peak
hour demand values noted in TABLE 1. Parking shall not be provided in
excess of the maximum parking provisions noted in Table 1.
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(3)

Parking for Mixed-Use buildings or Multiple Use developments
(a)

(b)

The minimum parking required for new and redeveloped MixedUse buildings or Multiple Use development within the District
shall be calculated by using the following process and the
percentages provided in TABLE 1:
[1]

First, determine the number of parking spaces required for
each individual use within the multiple-use building or
development by using the single use peak hour demand
values in TABLE 1. That number serves as the base for
calculating the percentages of peak demand for key times
values.

[2]

Next, calculate the number of spaces needed for each use
for each peak hour by multiplying the base number (the
single use peak hour demand value) by the percentage of
peak demand for key times values.

[3]

Next, add the columns for each peak demand time to
determine the number of spaces required for the multipleuse building or development for each peak hour.

[4]

The required number of parking spaces for the building or
development is the highest total hour figure for the
multiple-use building or development

If a minimum of fifty percent (50%) of the required parking as
outlined in the parking table is provided below grade, the required
parking for non-residential uses may be reduced by ten percent
(10%) and required parking for residential uses may be reduced to
one (1) space per unit.
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TABLE 1: Required Parking
Land Use

Single
Percentage of Peak Demand for Key Times
Use Peak Weekdays
Saturday
Hour
10am 1pm 5pm 8pm 10pm 10am 1pm
Demand
(spaces)
Retail
3/1000 sq. 50
75
75
65
25
50
100
ft. (max.
4)
Office
3/1000 sq. 100
90
50
5
5
15
15
ft. (max.
5)
Restaurant
4/1000 sq. 20
70
70
100 95
5
45
ft. (max.
5)
Theater
1/5 seats
0
60
60
85
85
0
70
Fitness
4/1000 sq. 10
80
100 30
10
60
80
Center
ft (max. 5)
Indoor
4/1000 sq. 70
75
100 100 40
100
100
Recreational ft. (max.
Facility and 5)
other
permitted
uses
Hotel
1/room
45
30
60
90
100
40
30
(max 1.5)
Residential 1.5/ units 85
80
85
95
100
70
65
(max. 2)
Includes sales area only.
Does not include common areas or other non-rental space.

(4)

5pm 8pm 10pm
90

65

35

5

0

0

60

100

95

70
60

100
30

100
10

100

100

90

60

90

100

75

95

100

Off-Site Parking. Off-site parking is permitted in the RCA subject to the
regulations set forth below.
(a)

Shared Parking. When land uses on adjacent lots within the RCA
create Shared Parking areas with circulation paths and access
points that are under common ownership or controlled by a
reciprocal easement agreement, the collective parking
requirements for development on those properties may comply
with the required parking values listed in TABLE 1.
[1]

Documentation confirming the ownership and/or
management arrangement shall be submitted to the
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Township prior to the Board of Commissioners approval of
the Tentative Sketch Plan application and shall be subject
to the Board’s approval. The agreement must demonstrate
a permanent commitment for the use of the off-site Shared
Parking, such as a legal Easement included in the deed.
(b)

(5)

(6)

Code required parking may be provided off-site, provided:
[1]

Off-site parking must be within 1,000 feet of the
development using a pedestrian route continually accessible
to the public, measured from lot line to lot line; and

[2]

Both the development and the parking facility shall comply
with the Development Design Standards in Section F; and

[3]

An Easement agreement or other documentation that the
private Parking Facility owner agrees to make the spaces
available to the proposed off-site development shall be
submitted to and approved by the Township with the
Tentative Sketch Plan application. The off-site parking
spaces may not be designated as required parking for some
other use. The agreement must demonstrate a permanent
commitment for the use of the off-site shared parking, such
as a legal Easement included in the deed.

On-Street Parking
(a)

Provided the new, expanded or rehabilitated building or buildings
complies with the Development Design Standards in Section F,
legal On-Street Parking along the Lot Street Frontage may be
counted toward the development’s minimum parking requirements.
Each such on-street public parking space may only be counted
once.

(b)

On-Street Parking spaces shall be required on both sides all newly
constructed Minor Streets.

Car Share Parking
(a)

“Car Share” shall be defined as a short-term car rental service
whereby customers can reserve a rental car for short periods of
time, can pick up the car at a designated place, and can return the
car to the same location.

(b)

Car Share parking spaces shall be provided for all new
developments containing over 50 residential units or 50,000 square
29

feet of commercial space at the rate of one (1) space per 50 units or
one (1) space per 50,000 square feet of commercial space. Such
space may be included in the total parking requirements under
Section D.
(7)

Bicycle Parking
(a)

(b)

(8)

Convenient bicycle facilities shall be provided, as follows:
[1]

For residential uses, there shall be one bicycle space or
locker for each two dwelling units or portion thereof.

[2]

For commercial uses, there shall be one bicycle space or
locker for every 20 automobile parking spaces or fraction
thereof.

The Board of Commissioners may by conditional use hold in
reserve or reduce the number of required bicycle parking spaces
provided the applicant demonstrates that there are ample facilities
available for use nearby. The conditional use standards of §155141.2 shall apply.

Service and Loading
(a)

Outdoor areas used for loading or trash collection purposes shall be
no closer than 50 feet from the property line of a residential use in
a residential zoning district.

(b)

If these areas must be located closer than 50 feet to residential uses
in residential zoning districts then they shall be located indoors.
Noise, sound and odors associated with these uses shall not be
discernible at the lot line.

(c)

Loading and service functions shall be located within the building
envelope, unless otherwise approved by the Board of
Commissioners upon a finding that the proposed placement of the
service and/or loading facility will not be detrimental to the health,
safety, and welfare of the public.

(d)

The visual impact of any outside loading and service functions
shall be minimized through the use of screen walls and
landscaping. Screen walls shall be compatible in design and
materials with the building design.

(e)

Loading and service activities shall not be visible from a public
Street.
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(f)

(9)

Loading access curb cuts and driveways shall be shared with
parking access curb cuts and driveways.

Traffic impact study.
(a)

When the total accumulated new peak hour trips attributable to
land use applications in the City Avenue District applied for after
the effective date of this ordinance exceeds 2,686 peak hour
afternoon trips, the applicant shall demonstrate that the additional
peak hour trips generated, when added to the then-existing trips,
shall not result in a level of service on adjacent or otherwise
impacted intersections lower than D, or, if the level of service is
already below D, shall not diminish such level of service or
increase the delay by more than 30 seconds.

(b)

The applicant shall demonstrate compliance with §135-19 B(8)
and show that the proposed use does not create unsafe traffic
conditions due to queues extending out into adjacent right-of-ways
and/or create site obstructions at the points of ingress and egress.
*******

E.

Density Increase. The purpose of this section is to encourage the provision of
amenities to benefit the public health, safety and welfare, including; adequate
open space and public gathering space; efficient roadways; safe bicycle and
pedestrian connections and transit facilities; and the preservation of historic
resources. The density authorized in this Article may be increased as shown on
Table 2 and as described in this section, subject to the provisions listed below. In
order to qualify for the density increases listed in (2) through (10) a Public
Gathering Space in accordance with section (1) below shall be provided. The
density increases listed below may be cumulative.
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TABLE 2: Density Increase
Section

Amenity

Increase
Initial Increase OSTI*
0.15

§155-217E(1)

Total
Increase

Public Gathering Space
0.05
0.2
(PGS)**
§155-217E(2)
Aggregation of PGS
0.15
0.05
0.2
§155-217E(3)
Residential single use or
0.1
0.05
0.15
Mixed-Use where primary use
is residential
§155-217E(4)
Mixed Use Building or
NA
0.05
0.05
Development
§155-217E(5)
Structured Parking
0.18
0.07
0.25
§155-217E(6)(a)
Underground Parking
0.5
0.05
0.55
§155-217E(6)(b) Wrapped Parking
0.25
0.05
0.3
§155-217E(7)(a)
Transit Facility Improvements
0.05
0.05
0.1
§155-217E(7)(b) Transit Facility – On-site bus
0.15
0.05
0.2
stop
§155-217E(8)
Historic Preservation
0.1
0.05
0.15
§155-217E(9)
Public, multi-purpose
0.15
0.05
0.2
pathway
§155-217E(10)
OSTI*
0.2
0
0.2
§155-217E(11)
Sustainable Design
Reserved
Reserved
Reserved
(Reserved)
*OSTI is an Off-site Traffic Improvement.
** In order to qualify for the density increases Public Gathering Space shall be provided.
(1)

Density Increase for Public Gathering Space. If an application includes a
Public Gathering Space on the Lot, the allowable density may be increased
by an FAR of 0.15 subject to compliance with the requirements listed
below. The 0.15 FAR may be increased by 0.05, to a maximum of 0.2,
where the applicant installs off-site traffic improvements or contributes to
a City Avenue Transportation Services Area fund held by the Township in
accordance with §155-217E(10)(a) through (c) below. The Public
Gathering Space shall be maintained by the property owner. The amount
of density increase shall be noted on the plan and recorded in the deed.
No portion of the Public Gathering Space may be dedicated to a specific
tenant.
(a)

The Public Gathering Space shall be designed and located so to
achieve the purpose of this subsection as stated above, as well as
the purpose of the Official Map, as provided for in Chapter 107 of
the Township Code. Whether or not a specific location is
identified on the Official Map, the Public Gathering Space shall
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comply with the requirements detailed in subsections (b) through
(f) below.
(b)

The maximum number of separate Public Gathering Spaces on any
lot is three.

(c)

Size of the Public Gathering Space. A minimum of 5% of the Lot
Area shall be used as Public Gathering Space, but in no case shall a
Public Gathering Space be less than 3,500 square feet.

(d)

[1]

Lots up to 100,000 square feet: A Public Gathering Space
shall be no less than 3,500 square feet.

[2]

Lots over 100,000 square feet: A Public Gathering Space
shall be no less than 5,000 square feet.

Design of the Public Gathering Space.
[1]

Lots up to 100,000 square feet: A Rain Garden occupying a
minimum of 200 square feet shall be provided. No more
than 30% of the Public Gathering Space may be devoted to
a Rain Garden use.

[2]

Lots over 100,000 square feet: A Rain Garden occupying a
minimum of 400 square feet shall be provided. No more
than 30% of the Public Gathering Space may be devoted to
a Rain Garden use.

[3]

A minimum of 30% of the Public Gathering Space shall be
landscaped with trees, shrubs, and mixed plantings with
year round interest.

[4]

The hard surface area of the Public Gathering Space shall
be paving materials, such as unit pavers, paving stones, or
concrete. No more than 20% of the Public Gathering Space
may be concrete. If the concrete in a Public Gathering
Space is stamped concrete providing the appearance of unit
pavers or paving stones, the maximum area of stamped
concrete shall be 30%.

[5]

The Public Gathering Space shall not be used for parking,
loading, or vehicular access.

[6]

The area of the Public Gathering Space or the plantings
within the Public Gathering Space shall not be used to
demonstrate compliance with the Greening Standards.
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(2)

[7]

Public gathering space may include ornamental fountains,
stairways, waterfalls, sculptures, arbors, trellises, planted
beds, drinking fountains, benches, awnings, canopies and
similar structures.

[8]

One bicycle space shall be provided for every 300 square
feet of public gathering space.

(e)

Location of Public Gathering Spaces. The Public Gathering Space
shall be located where it is visible and accessible from either a
public sidewalk or pedestrian connection. The Public Gathering
Space shall connect with existing or proposed Public Gathering
Spaces on abutting properties, where feasible. Public Gathering
Space may be located along a street and is encouraged to be
located between buildings or within an Inner or Outer Court.
Location of a Public Gathering Space adjacent to a parking lot is
discouraged.

(f)

The design and size of the Public Gathering Spaces may be
modified, subject to conditional use approval from the Board of
Commissioners. In addition to the conditional use standards in
§155-141.2, the following standards shall apply:
[1]

Where a minimum of 5% of the lot area is dedicated to
public gathering space, the area of the individual public
gathering spaces may reduced provided there is at least one
public gathering space that meets the minimum size
requirements.

[2]

Where a children’s play area consisting of playground
equipment and/or spray fountains is provided the minimum
area devoted to landscaping and Rain Gardens may be
reduced by up to 30%.

Aggregation of Public Gathering Space.
(a)

If the Public Gathering Space is aggregated into one large area and
it equals a minimum of 10% of the total lot area of the
development, but in no case may the aggregated area be less than
35,000 square feet, the FAR may be increased by up to an
additional 0.15. The aggregated Public Gathering Space shall
connect to the Pedestrian Way or any multi-purpose trail on the
lot(s). The Public Gathering Space is encouraged to be located as
shown on the City Avenue District Official Map or as otherwise
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approved by the Board of Commissioners during the Land
Development review and approval process.
(b)

(3)

The allowable density may be increased by an additional FAR of
0.05 to a total FAR of 0.2 where the applicant installs off-site
traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with §155-217E(10)(a) through (c) below.

Density Increase for single use residential buildings or Mixed Use
Buildings or Multiple Use Developments where the primary use is
residential.
(a)

The allowable density may be increased by up to a FAR of 0.1.

(b)

The allowable density may be increased by an additional FAR of
0.05 up to a total FAR of 0.15 where the applicant installs off-site
traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with §155-217E(10)(a) through (c) below.

(4)

Density Increase for Mixed Use Buildings or Multiple Use Developments.
The allowable density may be increased by up to a FAR of 0.05 where the
applicant installs off-site traffic improvements or contributes to a City
Avenue Transportation Services Area fund held by the Township in
accordance with §155-217E(10)(a) through (c) below.

(5)

Density Increase for Structured Parking. The allowable density may be
increased by up to a FAR of 0.18 for a development where a Parking
Structure is provided.

(6)

(a)

Where a new building is proposed or an existing building is
expanded, newly created surface parking may account for a
maximum of 10 percent of the required parking spaces in order for
the density increase to apply.

(b)

The allowable density may be increased by an additional FAR of
0.07 to a total FAR of 0.25 where the applicant installs off-site
traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with §155-217E(10)(a) through (c) below.

Density increase for Underground and/or wrapped Parking Structures.
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(a)

Underground Parking Structure. The allowable density may be
increased by up to a FAR of 0.5 for a development where parking
is underground.
[1] The allowable density may be increased by an additional FAR
of 0.05 to a total FAR of 0.55 where the applicant installs offsite traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with§155-217E(10)(a) through (c) below.

(b)

Wrapped Parking Structure. The allowable density may be
increased by up to a FAR of 0.25 for a development where a
minimum of 75% of the façade of the perimeter of the Parking
Structure as seen from a public way is surrounded by a building
with an active use complying with the Development Design
Standards in § 155-217 (F). Such active uses may be either
directly attached to the Parking Structure, or separated by an
interior court or service lane.
[1] The allowable density may be increased by an additional FAR
of 0.05 to a total FAR of 0.30 where the applicant installs offsite traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with§155-217E(10) (a) through (c) below.

(c)

(7)

Where the required parking is split between a wrapped Parking
Structure, an underground Parking Structure and surface parking,
this density increase shall be pro-rated based on the percentage of
the required parking in the underground Parking Structure and the
wrapped Parking Structure.

Density Increase for Transit Facility improvements. The applicant must
submit documentation from the appropriate transit authority approving the
design and location of the transit improvements to attain the increases
listed below.
(a)

The allowable density may be increased by up to a FAR of 0.05 for
a development where accommodations to encourage mass transit
are provided. Such accommodations include the construction of
new bus shelters along a public roadway, the installation of bus
pull offs along bus routes and electronic mass transit schedule
boards.
[1] The allowable density may be increased by an additional FAR
of 0.05 to a total FAR of 0.1 where the applicant installs offsite traffic improvements or contributes to a City Avenue
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Transportation Services Area fund held by the Township in
accordance with§155-217E(10) (a) through (c) below.
(b)

(8)

[1]

Benches;

[2]

Shelters; and

[3]

Mass transit schedule boards.

Density Increase for Historic Preservation. The allowable density may be
increased by up to a FAR of 0.1 for a development where a resource listed
on the Township Historic Resource Inventory is preserved or renovated in
compliance with the Secretary of the Interior’s Standards.
(a)

(9)

The allowable density may be increased by up to a FAR of 0.15 for
a development when an on-street bus stop is moved onto the
property being developed. The allowable density may be increased
by an additional FAR of 0.05 to a total FAR of 0.2 where the
applicant installs off-site traffic improvements or contributes to a
City Avenue Transportation Services Area fund held by the
Township in accordance with§155-217E(10) (a) through (c)
below. The following facilities shall be provided:

The allowable density may be increased by an additional FAR of
.05 to a total FAR of 0.15 where the applicant installs off-site
traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with §155-217E(10)(a) through (c) below.

Density increase for a public, multi-purpose path as shown on the City
Avenue District Official Map or as otherwise approved by the Board of
Commissioners during the Land Development review and approval
process. The allowable density may be increased by up to a FAR of 0.15
where a public, multi-purpose path is provided, subject to the following
requirements.
(a)

The path shall be provided in addition to the required Pedestrian
Way, except along City Avenue and along portions of Belmont
Avenue where it is included in the Pedestrian Way.

(b)

The path shall be at least eight (8) feet wide with one hardscaped
or landscaped verge measuring at least four (4) feet in width.

(c)

The path shall be paved with asphalt a minimum of 2 ½ inches
thick with a minimum aggregate sub-base of four inches. An
alternative material that provides an adequate walking surface,
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such as concrete or other similar paver systems, may be approved
by the Township Engineer.

(10)

(d)

The path shall connect with Public Gathering Spaces and shall
connect with existing or proposed trails on abutting properties, or a
Pedestrian Way.

(e)

The allowable density may be increased by an additional FAR of
0.05 to a total FAR of 0.2 where the applicant installs off-site
traffic improvements or contributes to a City Avenue
Transportation Services Area fund held by the Township in
accordance with§155-217E(10) (a) through (c) below.

Density Increase for off-site traffic improvements. The allowable density
may be increased by a FAR of up to 0.2 for a development where the
applicant installs off-site traffic improvements or contributes to a City
Avenue Transportation Services Area fund held by the Township subject
to the following provisions:
(a)

(11)

Roadway improvements shall comply with the 2010
Transportation Capital Improvements Plan prepared for the City
Avenue Transportation Services Area. The Township may also
authorize improvement of intersections or roadways outside the
district that are impacted by the proposed development.
[1]

When the applicant is installing the roadway improvement
the Township Engineer shall determine the scope of the
roadway improvements installed.

[2]

Construction cost estimates demonstrating compliance with
section (c) below shall be provided by the applicant and
approved by the Township Engineer.

(b)

When a fee-in-lieu of the improvements is made, the funds shall be
administered in accordance with the provisions established in
§135-66 of the Subdivision and Land Development Code.

(c)

The cost of the improvements shall be calculated as noted below:
[1] The off-site traffic improvements or payment in-lieu shall
equal $1.65 per square foot generated by the total additional
floor area constructed under §155-217E (1) through (10).

Density Increase for Sustainable Design. Reserved.

*******
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F.

Development Design Standards.
(1)

Purpose
(a)

(2)

(4)

[1]

Provide for safe convenient, direct and accessible
pedestrian access to and from public sidewalks, Transit
Facilities and crosswalks.

[2]

Provide safe and efficient pedestrian connections between
buildings in the RCA.

[3]

Promote use of pedestrian and transit modes of
transportation, including providing and maintaining
protected transit waiting areas.

Applicability
(a)

(3)

The purpose of this section is to require pedestrian oriented
buildings and to require building entrances to be oriented toward
the Streets, sidewalks and/or public access ways. Requirements
for orientation and primary entrances are intended to:

Any new or expanded building, or any building that is rehabilitated
(where such rehabilitation is equal to or exceeds 50% of the
existing Floor Area of the building) shall comply with the
Development Design Standards in Section (3), (4) and (5).

Compliance. A Design Manual shall be submitted in conjunction with a
development or permit application demonstrating how the development
will comply with the Development Design Standards and the Architectural
Design Standards. The Design Manual shall include material samples and
at least two copies of the following items:
(a)

Site plan drawn to scale;

(b)

Building elevation drawn to scale;

(c)

Colored rendering;

(d)

Landscape plan; and

(e)

Current photographs of site.

Building Orientation and Primary Entrance
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(a)

(5)

Building Access.
[1]

Buildings shall be designed with windows, public access
points and signage facing the Street and sidewalk.

[2]

Primary building entrances shall be articulated and visible
from the Street.

[3]

If a single Lot is redeveloped, any new vehicular access
point shall be located on a side lot line and shared with
adjacent lots, where feasible.

[4]

Driveways, parking areas and traffic circulation patterns
shall be designed as shared facilities whenever feasible.
The design of these elements shall create a unified site plan
between the Lots. The goal is to gain parking efficiencies,
reduce the number of access points crossing pedestrian
pathways and improve internal vehicular circulation
patterns and external access into the site.

[5]

When one or more Lot(s) is redeveloped such that 150 feet
or more of new building facade is constructed along the
Primary Front Facade, an Accessway shall be provided
(i.e., through a lobby or Alley) to reach Parking Facilities at
the rear of the Lot.

Architectural Design Standards
(a)

The architectural design standards have been incorporated into this
district to ensure that the size, proportions and design of new
buildings create a pedestrian-friendly environment, especially at
the street level.

(b)

Buildings With Active Uses, Including “Wrapped” Parking
Structure
[1]

Visual mass of all buildings shall be de-emphasized
through the use of architectural and landscape elements
including form, architectural features and materials, to
reduce their apparent bulk and volume, to enhance visual
quality and contribute to human scale development.
(i) Vertical Articulation. Vertical articulation of the
building facade, including changes in building plane
and materials, shall be used to create pedestrian-scale
buildings. Vertical articulation may include
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architectural features such as projecting bays, changes
in roof line, recessed entries, balconies and other
similar features. The depth of such articulation shall be
a minimum of 2’-0”. Such vertical articulation shall
occur at a minimum 50’ interval.
(ii) Horizontal Articulation. Horizontal articulation of the
building facade, including changes in building plane
and/or materials, shall be used to break up the scale of
the building facade. Such horizontal articulation may
be provided by roof terraces, setbacks or other devices.
Horizontal articulation shall emphasize the building
base, to reinforce the pedestrian scale.
[2]

The ground floor of the primary front facade facing a
pedestrian street shall contain an average minimum of 65%
clear windows and doors. Smoked, reflective, tinted or
black glass in windows is prohibited. Glazing shall have a
minimum visible transmittance of .75.

[3]

Any ground floor walls with less than 25% of clear
windows shall be articulated by two or more of the
following:
(i)

articulation of facade plane, and/or changes in
materials;

(ii)

if the building is occupied by a commercial use,
recessed or projecting display window cases;

(iii)

for above ground parking structures, by
landscaping.

[4]

Second story and above of primary front facades, shall
contain a minimum of 20% of the facade as clear windows.
Glazing shall have a minimum light transmittance of .75.

[5]

Corners: Building corners at intersections of public streets
shall be visually emphasized through design features, such
as changes in plane, fenestration patterns, balconies,
building entries, bays, or similar features.

[6]

All roof-top mechanical equipment, including antennas,
shall be screened visually and acoustically. Such screening
shall be integral to the architectural design of the building.
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(c)

[7]

Grade level exterior doors that swing onto a public
walkway that is less than six (6) feet wide, shall be set into
the building to avoid conflict with pedestrians. Doors
swinging out that project into a public walkway shall
include a barrier to prohibit doors from swinging into
pedestrians.

[8]

A wrapped Parking Structure shall include a Parking
Structure with a minimum of 75% of the façade covered by
a building with a primary permitted use complying with the
Architectural Design Standards. Such primary uses may be
either directly attached to the garage structure, or separated
by an interior court or service lane.

Parking Structures, Not Wrapped at all Levels With Active Uses
[1]

Vertical articulation of the parking structure façade,
including changes in building plane and materials, shall be
used to create a pedestrian scale. The depth of such
articulation shall be a minimum of 1’6”, and occur at a
maximum 60’ interval.

[2]

Horizontal architectural features of the parking structure
façade, including changes in building materials, shall be
used to create a pedestrian scale. The change in building
material shall occur at a maximum 20’ interval.

[3]

The Primary Front Facade of a Parking Structure shall be
pedestrian oriented and scaled. Pedestrian-oriented active
uses, such as retail or commercial shall occupy eighty
percent (80%) of the ground floor facade. Such active uses
may be either directly attached to the garage structure, or
separated by an interior court or service lane.

[4]

The façade treatment of walls facing residential uses or
residential zoning districts shall be similar to the Primary
Front Facade with active uses.

[5]

A ten feet minimum landscaped buffer, including street
trees at a minimum 25 feet on center shall abut other garage
structure facades, not covered in subsection (b) above,
visible to public view.

[6]

The visual impact of sloping floors from any public accessway shall be minimized through design treatment of the
parking structure’s facade.
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(d)

The Board of Commissioners may, by conditional use, approve the
use of architectural concepts, designs and materials which differ
from those set forth above, if the applicant demonstrates to the
satisfaction of the Board that such concepts and designs are in
furtherance of the legislative intent of this article and of this
subsection.

(e)

Pedestrian Ways:
[1]

Along City Avenue a Pedestrian Way shall begin at the
curb line and consist of a landscaped verge suitable for
street trees measuring six feet in width, a public, multipurpose path measuring eight feet in width, a hardscaped or
landscaped verge measuring two feet in width, and a public
walkway with an unobstructed width of eight feet (Figure
13), as noted below:
(i) The public, multi-purpose path shall be provided in
accordance with §155-217 E (9).
(ii) The landscape verge suitable for street trees shall
comply with the following requirements:
a. The tree pit shall consist of an area of not less than
150 square feet and shall be of dimensions of no
less than five feet in width and 10 feet in length.
b. The tree pit shall be a minimum of 24 inches in
depth or the depth of the root ball, whichever is
greater. Structural soil shall not be provided in the
tree pit. Street trees are not to be planted directly
into structural soil. Exposed or permeable surfaces
shall be excavated and replaced with fresh topsoil
meeting the minimum tree planting specifications.
c. Structural soil shall be provided underneath
impermeable surfaces from the curb line to the edge
of the Pedestrian Way where tree pits exist, unless
otherwise directed by the Township Arborist.
d. The tree pits shall be located 20 feet apart.
e. Street trees shall be at least 2.5 to 3 inch caliper
when planted and shall be spaced at intervals no
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greater than 30 feet along the public/pedestrian
right-of-way.

Figure 13 – Pedestrian Way along City Avenue.
[2]

Along Belmont Avenue between St. Asaphs Road and
Righters Ferry Road and along properties on Righters Ferry
Road located within 500 feet of Belmont Avenue, a
Pedestrian Way shall begin at the curb line and consist of a
landscaped verge suitable for street trees measuring a
minimum of six feet in width, a public, multi-purpose path
measuring a minimum of eight feet in width, and a public
walkway with an unobstructed width of eight feet designed
in such a manner to minimize damage or to avoid the
removal of existing trees in the required buffer. These
dimensions may be modified as approved by the Director
of Building & Planning to minimize damage or to preserve
the existing mature trees in the Buffer Area.

[3]

On all other streets, a Pedestrian Way shall begin at the
curb line and consist of a landscaped verge strip measuring
six feet in width and installed in accordance with §155-217
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F(5) (e) [1] (ii) above and a public walkway with an
unobstructed width of eight feet (Figure 14), except as
noted below:
(i) A hardscaped or landscaped verge strip shall be
maintained at the curb line if on-street parking is
provided. When a hardscaped verge is provided a space
sufficient for street trees shall be provided as noted in
§155-217 F(5) (e) [1] (ii) above:
(ii) Where a bus pull off is provided at the curb line a
hardscaped verge shall be required in the area adjacent
to the bus stop.
(iii)When a public, multi-purpose path is shown along the
street line on the City Avenue District Official Map the
Pedestrian Way shall begin at the curb line and consist
of a hardscaped or landscaped verge measuring three
feet in width, a public, multi-purpose path measuring
eight feet in width, a landscaped verge suitable for
street trees measuring five feet in width, and a public
walkway with an unobstructed width of eight feet, as
noted below:
a. The public, multi-purpose path shall be provided in
accordance with §155-217 E (9).
b. The landscape verge sufficient for street trees shall
be provided as noted in §155-217 F (5) (e) [1] (ii)
above.
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Figure 14 – Pedestrian Way along other streets, except as noted along Belmont Avenue and
Righters Ferry Road
[4]

Pedestrian Ways shall create a completely linked network
of walkways connecting transit stops, commercial centers,
institutional facilities and residential buildings including
open space areas, and parking.

[5]

Pedestrian Ways shall permit outdoor seating for food and
drink establishments and pedestrian-oriented accessory
uses and other appropriate street furniture, including sales
display for flowers, and food or drink stands in the area
between the Build-to-Line and the Pedestrian Way
provided the minimum unobstructed walkway width is
maintained.

[6]

Pedestrian Ways shall be provided on both sides of all
public and private streets.

[7]

The Board of Commissioners may, by conditional use,
approve the variations to the sidewalk and landscaped
verge set forth above, if the applicant demonstrates to the
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satisfaction of the Board that such variations are in
furtherance of the legislative intent of this article.
*******
G. Signs in the RCA. In the RCA District, the regulations of Article XIX shall apply
except where otherwise specifically provided for in this section.
(1)

(2)

(3)

Maximum Signage Square Footage
(a)

The total area of all types of signage for each building shall not
exceed two (2) square feet for each linear foot of building frontage
facing a public street.

(b)

The total area of all flush mounted and awning signage for each
retail tenant shall not exceed one (1) square foot for each foot of
lineal building frontage. In all cases, individual signs are limited
in square footage, as described in the following guidelines.

Fabrication Techniques
(a)

No exposed conduit, tubing, or raceways will be permitted.

(b)

All conductors, transformers, ballasts, and other equipment shall
be concealed.

(c)

All attachment hardware, bolts, and clips shall be of corrosion
resistant materials, to prevent staining of building surfaces.

(d)

Formed plastic, injection-molded, or easily damaged signage
materials are not permitted.

(e)

No sign-makers’ labels or other identification will be permitted on
the exposed surface of signs, except those required by local
ordinance which shall be located inconspicuously.

(f)

Awnings must be constructed from fabric (real or synthetic) and
made of weather resistant material.

Prohibited Signs and Conditions. The following signs are not permitted:
(a)

Backlit or internally illuminated awnings.

(b)

Translucent internally illuminated sign faces with a backlit
background.
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(4)

(5)

(6)

Flush-mounted Signage. Letters or mark mounted parallel to the
building’s facade that are either mounted as individual letters, or contained
in a sign panel. The following standards shall apply:
(a)

Maximum Area of Sign: Sixty-five square feet per sign.

(b)

Number of Signs: One per retail tenant per street front. Where a
corner storefront faces both a street and a parking lot, a second
sign is permitted to face the parking lot.

(c)

Mounting Height: 20-foot maximum provided it is below the sill
line of the second floor windows.

(d)

Depth of Sign: Wall signs must not project more than twelve (12)
inches from the building wall.

(e)

Method of illumination shall include:
[1]

Natural lighting;

[2]

Externally lit from above;

[3]

Halo-lit or backlit letters.

Blade and Shingle Signage. A shingle sign is mounted perpendicular to a
building’s facade, is typically suspended beneath an armature, and is able
to swing from the axis of the pole. A blade sign is typically mounted
directly to the building facade using a rigid mounting bracket. The
following standards shall apply:
(a)

Maximum Area of Sign: Twenty (20) square feet.

(b)

Number of Signs: One (1) per ground floor establishment, plus
one (1) for any public building entrance not serving a ground floor
establishment.

(c)

Mounting Height: 20 foot maximum provided it is below the sill
line of the second floor windows, and is a minimum of 10 feet
above grade or sidewalk.

(d)

Maximum Projection from Building Face: 5 feet.

Banner Signage. Fabric or rigid material mounted with use of poles,
typically oriented perpendicular to building facade.
(a)

Area of Banner: Less than or equal to 25 square feet.
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(7)

(8)

(b)

Banners shall be spaced no closer than 20 feet apart, and centered
within architectural elements.

(c)

Projection: Banners shall not project more than three (3) feet into
the public right-of-way. Such banners shall not project into the
cartway and shall be located a minimum of 2 feet 6 inches from the
face of the curb.

(d)

Mounting Height: Bottom of banners shall be mounted at least 14
feet above grade or sidewalk to avoid intrusion into Blade Sign or
Awning Zone, and not to extend beyond the third story of the
building.

(e)

Only one banner sign is permitted per retail storefront.

Freestanding Signs
(a)

Sign must be a monument sign with a maximum height of eight
feet unless it can be demonstrated that a higher sign is required to
avoid a site obstruction that would create an unsafe condition.

(b)

Maximum Area of Sign: 50 square feet.

(c)

Not more than one freestanding sign shall be permitted for each lot
street frontage.

Upper Level Corporate or Building Identification Signs. Upper level
corporate or building identification signage mounted on the facade of a
building, and designed to be seen from a distance.
(a)

Such signs hall be limited to the following content only:
[1]

A corporate logo, or

[2]

The name of the company or building

(b)

Such signs shall be limited to individual three-dimensional letters,
representing the name of the company or building or threedimensional corporate logo;

(c)

Such sign shall not exceed 10 feet in height;

(d)

Total area of such sign shall not exceed 200 square feet in area.
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(e)

(9)

(10)

Such signs may only be mounted to the top floor of a building
exceeding 100 feet in height.

Awnings and Canopies. Awnings and canopies are roof-like structures,
above storefront windows or entries, sometimes containing a mark or
signature of a tenant. The following standards shall apply:
(a)

Length: Awnings and canopies shall not exceed 30 feet in
horizontal length and be centered within architectural elements,
such as doors or columns.

(b)

Projection: Awnings and canopies shall not project more than five
(5) feet into the public right-of-way, except where located above a
main building or store entrance facing a public sidewalk, in which
case the maximum projection shall not exceed 10 feet. All
awnings and canopies must be a minimum of three (3) feet from
the curb line.

(c)

Mounting Height: The bottom of awnings and canopies shall be at
least eight (8) feet above grade or sidewalk, except in the case of a
movable valance which may be seven (7) feet above grade or
sidewalk.

(d)

Illumination: Natural lighting only; backlit awnings are not
permitted.

(e)

Design: On multi-tenant facades, awning heights, projections and
style of awning shall be similar. Logo or tenant mark shall be
limited to the valance of an awning, or the front plane of the
canopy.

(f)

Fabrication: Awnings and canopies shall be made of fire resistant
canvas.

(g)

All ground floor awnings and canopies or those that project into a
street right-of-way must be retractable.

(h)

Fixed awnings may be used above the ground floor provided that
they project no more than four (4) feet maximum.

Wall Plaques. Wall plaques are small, pedestrian-oriented informative
signs that may convey information such as hours of operation or take the
form of directories, menu cases, or convey historical building information.
The following standards shall apply:
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(11)

(12)

(a)

Area of Sign: Up to six (6) square feet in area, not projecting more
than three (3) inches from a building wall.

(b)

Number of Signs: Two (2) per usable entry.

(c)

Mounting Height: Five (5) feet on center above grade or sidewalk.

(d)

Illumination: Natural lighting only is permitted, except for menu
cases, which may be internally lit.

Street Address Plaque. This is a plaque mounted to side of building at
pedestrian level, or dimensional letter mounted above door conveying at
the minimum the numerical street address of the building. The following
standards shall apply:
(a)

Area of Sign: Less than or equal to three (3) square feet in area.

(b)

Number of Signs: Minimum of one (1) located at the main entry to
the building.

(c)

Mounting Height: Either five (5) feet on center for wall mounted
signs on the side of a building, or horizontally centered above
door(s) or on the sides of a canopy. Numerals mounted over doors,
or on canopies shall be no less than eight (8) inches high, and no
more than twelve (12) inches high.

(d)

Illumination: Natural lighting only is permitted, except for halo lit
or backlit letters.

Permanent Storefront Window Graphics. These are permanent window
graphics with the tenant’s mark or hours of operation. The following
standards shall apply:
(a)

H.

Area of Sign: Window signs shall not obscure the interior view of
a retail establishment, and shall be no greater than 10% of the
available window space.

Utilities
(1)

All new electric, telephone and cable lines and building services shall be
underground for new developments and additions.
*******
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§155 -218. City Avenue District – Bala Cynwyd Retail District (BCR)
The Bala Cynwyd Retail zoning is designed to complement the new zoning on the
Philadelphia side of City Avenue, preserve the existing retail character of the area,
and provide a transition to the existing residential neighborhood.
A.

Purpose and applicability.
(1)
The Purpose and applicability of §155 -217A shall also apply in the BCR
district as shown on Map 4. Preserving the retail uses that cater to the
surrounding residential community is also a goal of this Article.

Map 4 Bala Cynwyd Retail District
B.

Use regulations. A building or group of buildings may be erected or used and a lot
may be used or occupied only for the purposes listed below.
(1)

Mixed-Use Building.
(a)

Uses permitted on the Ground Floor in a Mixed-Use building shall
be limited to those listed in Section 217 B (2) (a) through (k) listed
above, except as authorized below:
[1]

Grade level parking within a wrapped parking structure
may be permitted.
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(b)

(2)

Any use permitted in Section 217 B (1) or (2) above shall be
permitted on upper floors of a Mixed-Use building.

Multiple Use Development. A multiple-use development for purposes of
this district shall be defined as an integrated, complementary development
of 2 or more buildings on one or more lots, provided that the lots are
adjacent to and abut one another. The Multiple-Use Development must be
constructed concurrently or phased, and shall include at least one Mixed
Use building. The Mixed-Use building shall be constructed first. No
single use shall occupy more than 80% of the total gross floor area of the
buildings on the subject Lot(s).
(a)

Uses permitted on the Ground Floor of every building in a MixedUse Development shall be limited to those listed in Section 217 B
(2) (a) through (k) listed above, except as authorized below:
[1]

(3)

(4)

C.

Grade level parking shall be permitted when a wrapped
parking structure is provided.

The following uses shall apply to a Lot(s) fronting on the portion of St.
Asaphs Road located between Conshohocken State Road and a point in
the centerline of St. Asaphs Road measured approximately 642 feet
southwesterly from the intersection of the centerlines of Belmont Avenue
and St. Asaphs Road:
(a)

No buildings or Structures shall be permitted within the first 50
feet of the curb line.

(b)

Only residential uses are permitted within the first 100 feet of the
curb line. The 100 foot restriction may be reduced to 80 feet if the
non-residential portion of the building facing St. Asaphs Road is
wrapped with a residential use covering 75% of the building
facade. Such uses may be either directly attached to the structure,
or separated by an interior court or service lane.

Residential uses are not permitted on the ground floor of buildings facing
City Avenue.

Dimensional standards.
(1)

The Dimensional standards provided in §155 -217C shall also apply in the
BCR, except as noted below:
(a)

Build-to-Line. In addition to the standards provided in §155 217C(2) the following set back shall apply:
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[1]

No Structure shall be permitted within the first 50 feet of
the curb line for parcels fronting on St. Asaphs Road
between Belmont Avenue and Conshohocken State Road.

(b)

Lot Width. The maximum lot width along St. Asaphs Road
between Conshohocken State Road and Belmont Avenue shall be
1,000 feet.

(c)

Building Height
[1]

The minimum height of any building shall be two (2)
Stories and no less than twenty-eight (28) feet above grade.
The second Story floor area shall be equal to or greater than
75% of the grade level Building Area.

[2]

The maximum height of any building within the BCR shall
be 90 feet except as noted below and as shown on Map 2.
(i)

The maximum height of a building located between
50 and 100 feet of the curb line of St. Asaphs Road
shall be 45 feet for the Lot(s) fronting on the portion
of St. Asaphs Road located between Conshohocken
State Road and a point in the centerline of St.
Asaphs Road measured approximately 642 feet
southwesterly from the intersection of the
centerlines of Belmont Avenue and St. Asaphs
Road.

(ii)

The maximum height of a building located between
100 and 250 feet of the curb line of St. Asaphs Road
shall be 65 feet for the Lot(s) fronting on the portion
of St. Asaphs Road located between Conshohocken
State Road and a point in the centerline of St.
Asaphs Road measured approximately 642 feet
southwesterly from the intersection of the
centerlines of Belmont Avenue and St. Asaphs
Road.

(iii)

The maximum height of a building located between
50 and 250 feet of the curb line of St. Asaphs Road
shall be 65 feet for the Lot(s) fronting on the portion
of St. Asaphs Road located between Belmont
Avenue and a point in the centerline of St. Asaphs
Road measured approximately 642 feet
southwesterly from the intersection of the
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centerlines of Belmont Avenue and St. Asaphs
Road.
D.

Parking and loading. The parking and loading standards provided in of §155 217D shall also apply in the BCR.

E.

Density Increase. The density increase standards provided in of §155 -217E shall
also apply in the BCR.

F.

Development Design Standards. The development design standards provided in
of §155 -217F shall also apply in the BCR, except as noted below.
(1)

Architectural Design Standards.
(a) Pedestrian Ways.
[1]

The area between the curb and buildings or structures
located along St. Asaphs Road shall consist of a landscaped
verge adjacent to the curb a minimum of eight (8) feet in
width, a public walkway with a minimum unobstructed
width of eight (8) feet in width, and a landscaped area
between the building and the sidewalk (Figure 15).

G.

Signage. The signage standards provided in of §155 -217G shall also apply in the
BCR.

H.

Utilities. The utility standards provided in of §155 -217H shall also apply in the
BCR.

Section 4. Nothing in this Ordinance or in Chapter 155 of the Code of the Township of
Lower Merion, as hereby amended, shall be construed to affect any suit or proceedings in any
Court, any rights acquired or liability incurred, any permit issued, or any cause or causes of
action existing under the said Chapter 155 prior to the adoption of this amendment.
Section 5. The provisions of this Ordinance are severable, and if any section, sentence,
clause, part, or provision thereof shall be held illegal, invalid, or unconstitutional by any Court of
competent jurisdiction, such decision of this court shall not affect or impair the remaining
sections, sentences, clauses, parts or provisions of this ordinance. It is hereby declared to be the
intent of the Board that this ordinance would have been adopted if such illegal, invalid, or
unconstitutional section, sentence, clause, part, or provision had not been included herein.
Section 6. This Ordinance shall take effect on April 30, 2012 and be in force from and
after its approval as required by law.
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Enacted by the Board of Commissioners of the Township of Lower Merion this 25th day
of April, 2012.

BOARD OF COMMISSIONERS OF THE
TOWNSHIP OF LOWER MERION

______________________________
Elizabeth S. Rogan, President
ATTEST:

___________________________________
Eileen R. Trainer, Secretary
lmt\ord\Chapter 155 – City Ave District
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