


Bryn Mawr Civic Association 
September 17, 2007 E  R  AZ O N I N G  PRESENTATION  September  1 7, 2007 

D E V E L O P M E N T   S T U D I E S:  V E R I Z O N
• street level 3 stories

• upper level 3 stories

• step back 10 feet

• building setback 0-5 feet

• development area 220,000 gsf

• FAR 2.5



Bryn Mawr Civic Association 
September 17, 2007 E  R  AZ O N I N G  PRESENTATION  September  1 7, 2007 

6 .   DEVELOPMENT DESIGN STANDARDS
• Design Standards 

Promote Village Character and Pedestrian Oriented Design 
– Façade Articulation & Composition
– Materials
– Entrances
– Transparency
– Architectural Rhythm

• Architectural Design Standards

- Windows & Doors

- Exterior Walls

- Roofs

- Public Walkways

Streetscape & Green Area Standards
– Street Trees
– Urban Gardens
– Public Plazas, Squares, Courtyards 

• Signs, Awnings & Canopies



Bryn Mawr Civic Association 
September 17, 2007 E  R  AZ O N I N G  PRESENTATION  September  1 7, 2007 

N E X T   S T E P S 

• Community Meeting September 26, 2007

Board Room

Township Administration Building 
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D E V E L O P M E N T   S T U D I E S:  L O T   7 - A
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D E V E L O P M E N T   S T U D I E S:  L O T   7 - B
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Bryn Mawr Master Plan 

Z O N I N G   C O N C E P T S

E  R  A

26 September 2007



M A S T E R   P L A N   P R O C E S S 
December 2005 - June 2006



E  R  AB R Y N   M A W R  Z O N I N G

M A S T E R   P L A N:   I S S U E S
• Hospital expansion

• Lack of comprehensive 
vision

• Character of street and 
retail on Lancaster 
Avenue

• Linear corridors as 
barriers

• Circulation around train 
station

• Student housing

• Relationship of hospital 
and colleges to town 
center

• Lack of identity on Main 
Line



E  R  AB R Y N   M A W R  Z O N I N G

M A S T E R   P L A N   P R I N C I P L E S

1. Network of pedestrian-
friendly streets

2. Points of arrival to the 
village

3. Transit-oriented 
development

4. Retail on Lancaster and 
Bryn Mawr

5. Hospital and schools to 
connected to the center

6. Variety of housing types

7. Civic spaces for 
community use



E  R  AB R Y N   M A W R  Z O N I N G

L O O K I N G   A H E A D

¼
mi

le

Main Line Village
A forward-looking and 
distinctive identity based 
on historic town 
relationships and current 
strengths

Civic Places
New activity and sense of 
place at the Station, Town 
Square, Community 
Center, Central Avenue, 
and Lancaster Avenue

Connectivity
Attract populations that 
already live, work and 
study within walking 
distance of the village



E  R  AB R Y N   M A W R  Z O N I N G

M A S T E R   P L A N



E  R  AB R Y N   M A W R  Z O N I N G

M A S T E R   P L A N



E  R  AB R Y N   M A W R  Z O N I N G

M A S T E R   P L A N
Action Agenda

• Traffic study

• Retail study/recruiter

• Financing method for public 
improvements:  TRID

• Business Improvement 
District

• Zoning update



E  R  AB R Y N   M A W R  Z O N I N G

Z O N I N G   P R O C E S S
Why tackle zoning

1. Cost of construction and 
cost of land limit investment

2. Patchwork of commercial 
zones now

3. Update rules to reflect 
existing character

4. Shape development before 
it happens

5. Direct retail onto Lancaster 
and Bryn Mawr Avenues

6. Vision for Lot 7, Central 
Avenue area

7. Design Standards

• Ongoing role for 
residents and 
stakeholders to have 
a say from master 
plan to zoning and 
beyond

• Achieve Bryn Mawr's
potential



E  R  AB R Y N   M A W R  Z O N I N G

Z O N I N G   P R O C E S S

Ad Hoc Committee Zoning 
Workshops: 

• April

• June

• July

• September 

Bryn Mawr Civic Association, 

• September 2007

Agenda

• Research zoning models

• Identify concepts

• Test form

• Refine rules

Criteria for Successful Zoning

1. Maintain village character

2. Traffic impacts addressed

3. Density focused near station

4. Ad Hoc Committee support



E  R  AB R Y N   M A W R  Z O N I N G

Z O N I N G   O U T L I N E 

1. Village Zone Map

2. Purpose and Applicability

3. Use Regulations

4. General Requirements for Historic Structures

5. Dimensional Standards for Development

6. Bonus Provisions 

7. Parking and Loading Requirements

8. Development Design Standards

9. Signage



E  R  AB R Y N   M A W R  Z O N I N G

1.  Z O N I N G   M A P



E  R  AB R Y N   M A W R  Z O N I N G

1.  Z O N I N G   M A P



E  R  AB R Y N   M A W R  Z O N I N G

N E W   D E F I N I T I O N S

For permitted and prohibited uses and technical terms

• Affordable housing

• Workforce Housing

• Green Roofs 

• Step Back

• Transit Facilities

• Massage Parlors

• Transit Oriented Development (TOD)



E  R  AB R Y N   M A W R  Z O N I N G

2 .   P U R P O S E

1. Encourage economic development while maintaining the 
traditional main street environment.

2. Protect existing residential neighborhoods.

3. Establish a walkable community by promoting pedestrian-
oriented streets and pedestrian scale buildings. 

4. Encourage lively, human-scaled activities within a mix of 
residential, commercial, cultural and other uses separately or 
in the same building.

5. Encourage active ground floor retail and discourage service 
uses on Bryn Mawr and Lancaster Avenues to ensure a vibrant 
street life.



E  R  AB R Y N   M A W R  Z O N I N G

2 .   P U R P O S E   (C O N T I N U E D)

6. Promote the reuse of existing structures in a manner that 
maintains the historic and visual character and architecture 
and building scale of the neighborhood.

7. Reduce auto dependency by promoting transit ridership, 
bicycling and walking.

8. Accommodate parking in a convenient and unobtrusive manner 
and encourage shared parking, where possible.

9. Promote residential uses in upper stories.  

10. Concentrate commercial and retail uses on the ground level of 
mixed-use buildings.



E  R  AB R Y N   M A W R  Z O N I N G

3 .   U S E S :   R E S T R I C T I O N S

Use Restrictions in the V2 Village Station North:
Allowable uses 

• Residential 
• Structured Parking.

Conditional uses
• Office 
• Educational

[conditional use standards to be added limiting amount of office space]



E  R  AB R Y N   M A W R  Z O N I N G

3 .   U S E S :   A L L O W A B L E
Allowable in V1, V3, V4

1. Retail

2. Restaurants

3. Galleries and museums

4. Theaters

5. Inn, hotel, B&B

6. Transit facilities

7. Public gathering space, 
park, and plaza

8. Farmers markets

9. Private clubs and fraternal 
organizations

10. Parking structure

11. Residential with 80% of the 
first floor as retail uses

12. Upper story residential uses

13. Municipal office, civic and 
administration buildings

14. Accessory uses 



E  R  AB R Y N   M A W R  Z O N I N G

3 .   U S E S:   S I D E    S T R E E T S / U P P E R   L E V E L S

Allowable in V1, V3, V4

1. Business offices

2. Professional office

3. Personal services 

4. Bank or loan institution

5. Dance, music, fitness, or art studios.

6. Residential uses with range of types



E  R  AB R Y N   M A W R  Z O N I N G

3 .   U S E S :   C O N D I T I O N A L

1. Government, public utility facilities. 

2. Funeral homes.

3. Religious institution and ancillary uses.



E  R  AB R Y N   M A W R  Z O N I N G

3 .   U S E S :   P R O H I B I T E D

1. Automobile related

2. Gas station

3. Drive-through facility or window

4. Fast food restaurants

5. Storage or mini-warehouse as principle use

6. Adult entertainment

7. Check cashing

8. Tattoo establishments

9. Massage parlors



E  R  AB R Y N   M A W R  Z O N I N G

4. H I S T O R I C   S T R U C T U R E S

National Register of Historic Places or Class I or Class II Historic 
Resources may not be demolished unless all of the following 
criteria have been met:  

1. Structurally unsound and cannot be stabilized 

2. The Lower Merion Township Historical Commission (LMHC) 
notified and review application

3. The replacement building provides a significant public amenity 

4. The replacement building must be constructed of natural 
materials 

5. The replacement building must meet the Development Design 
Standards in Section xxxx and provide documentation.

[Subject to review by Solicitor]



E  R  AB R Y N   M A W R  Z O N I N G

4 .   D E V E L O P M E N T   S T A N D A R D S

A. Build-to-Line

1. Build to the right-of-way line

2. Setback from the sidewalk 10 
to 30 feet for plazas, parks

3. Front door on main street

4. No auto related areas in front 
of the building 

5. Step-backs of 10 feet or 
more required for façade 
above three stories

14'

12'

12'

Stepback

10' -15

12'

12'

12'



E  R  AB R Y N   M A W R  Z O N I N G

4 .   D E V E L O P M E N T   S T A N D A R D S

B.  Side Yard Setback
1. Party wall or 10 foot 

setback

C.  Impervious Coverage  
1. Small lot at 100%
2. Large lots at 80% unless 

green roof 

D.  Open Space
1. V1 Station South at 20%
2. Other large parcels 5 -10%

E. Individual Tenant Space

1. Maximum of 12,000 sf



E  R  AB R Y N   M A W R  Z O N I N G

4 .   D E V E L O P M E N T   S T A N D A R D S

F. Height and Density

1.61.61.62.1FAR (max.)

10 feet10 feet--10 feet Stepback (min.)

3 stories 
(38 feet)

4 stories 
(50 feet)

3 stories 
(38 feet)

5 stories
(62 feet)

Total Height 
(maximum)

3 stories 
(38 feet)

3 stories 
(38 feet)

3 stories 
(38 feet)

3 stories 
(38 feet)

Street Wall 
Height 
(maximum)

2 stories2 stories2 stories2 storiesMinimum Height

V4
Village 
Buffer

V3 
Main Street

V2 
Station 
North

V1 
Station 
South



E  R  AB R Y N   M A W R  Z O N I N G

4.   B O N U S   P R O V I S I O N S 

A. Bonus provisions for up to two of the following 
conditions 

1. Affordable or Workforce Housing:  FAR increase 0.2 if 20% of 
total units are affordable or moderate income units

2. Public Space:  FAR increase 0.2 if at least 10% of total lot 
area is dedicated contiguous Public Gathering Space 
(minimum 1,000 sf)

3. Underground Parking:  FAR increase 0.2



E  R  AB R Y N   M A W R  Z O N I N G

5 .   B O N U S   P R O V I S I O N S

2.02.01.62.5FAR (max.)

--15 feet---15 feet Stepback (min.)

3 stories 
(38 feet)

5 stories
(62 feet)

3 stories
(38 feet)

6 stories
(74 feet)

Total Height 
(maximum)

3 stories 
(38 feet)

3 stories 
(38 feet)

3 stories 
(38 feet)

3 stories 
(38 feet)

Street Wall 
Height 
(maximum)

2 stories2 stories2 stories2 storiesMinimum Height

V4
Village 
Buffer

V3 
Main Street

V2 
Station 
North

V1 
Station 
South

F. Height and Density with Bonuses



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E

A. Single Use Parking

1. Parking not required for existing commercial or mixed-use 
buildings on a lot smaller than 3,000 sf that has a 30 foot or 
less road frontage.

2. Changing a non-residential use in an existing building does not 
require additional on-site parking provided that:

– New use requires not more than fifteen (15) additional 
parking spaces above that required by the existing use; and

– Any exterior changes to the building comply with the 
Development Design standards in Section xxxx.



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E

3. All other single use development must follow ratios below:

– Residential 1.5 per unit

– Affordable/workforce housing 1.0 per unit

– Continuing care facility 1.0 per unit

– Commercial 4 per 1000 sf

– Hotel 1 per room

– Theater 1 per 5 seats

– Fitness center 5 per 1000 sf



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E

B.  Surface Parking

1. Vehicular access from alley or side street

2. Surface parking and exterior loading areas located between 
the structure and rear lot line.

– Parking frontage on side streets if necessary

– Well lit pedestrian ways

– Visibility from street screened by low shrubs

– Maximum frontage of 70 feet

– Buffer with street trees, shrubs, low fences, seating

3. Surface parking is not public gathering or open space



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E

C.  Parking Structures

1. Parking Structures shall be internal to the block, or placed 
underground, or fronted or wrapped with retail or 
residential uses, except in V2 Station Zone North.

2. Sloping floors and bare slabs shall not be visible from a 
Lancaster or Bryn Mawr Avenues.

3. Vehicular access to parking structures shall be from side 
streets or alleys where possible, except V2 Station North.

4. Front facades of parking structures visible from a street or 
pedestrian way shall be pedestrian oriented and scaled 
and complement nearby commercial facades



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E

D.  Shared Parking for Mixed-Use 

1. Reduction permitted if shared parking requirements are met 
and the use is located within 1000 feet of a public parking 
facility or transit facility or on-street parking is available.

2. For mixed-use, calculations for shared parking can be applied 
to determine the minimum of parking required.

3. The Source of Peak Demand Percentages for purposes of 
calculation is based on the Urban Land Institute’s Shared 
Parking Standards.



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E
Weekday Parking
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Weekend Parking
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• Different uses have 
different demands 
throughout the day and 
week

• Example:  
complementary uses 
are work and recreation 
(fitness, theater, 
restaurants, hotels, 
etc.)

• Residential owners 
typically require 
dedicated spaces but 
visitor parking 
complements retail and 
office use.



E  R  AB R Y N   M A W R  Z O N I N G

5.  P A R K I N G  &   S E R V I C E

E. Service

1. Avoid placing next to residential areas; visually screen and 
minimize noise, sound, and odors if adjacent to residential

2. Store refuse inside building or within outside area enclosed by 
6-foot walls or opaque fencing, not in front yard

3. All wall mounted mechanical equipment screened from public 
view

4. All rooftop mechanical equipment screened from ground level 
view



E  R  AB R Y N   M A W R  Z O N I N G

D E V E L O P M E N T   S T U D I E S:  L O T   7 - A
• street wall 3 stories

• max height 5 stories

• stepback 10 feet

• building setback 0 -30 feet

• development area 188,000 gsf

• FAR 2.1 

Lancaster Avenue eastbound Lancaster Avenue westbound



E  R  AB R Y N   M A W R  Z O N I N G

D E V E L O P M E N T   S T U D I E S:  L O T   7 - A
• street wall 3 stories

• max height 6 stories

• stepback 15 feet

• building setback 0 - 10 feet

• development area 224,000 gsf

• FAR 2.5

Lancaster Avenue eastbound Lancaster Avenue westbound



E  R  AB R Y N   M A W R  Z O N I N G

D E V E L O P M E N T   S T U D I E S:  L O T   7 - A
• street wall 3 stories

• max height 6 stories

• stepback 15 feet

• building setback 0-10 feet

• development area 224,000 gsf

• FAR 2.5

Lancaster Avenue eastbound Lancaster Avenue westbound



E  R  AB R Y N   M A W R  Z O N I N G

D E V E L O P M E N T   S T U D I E S:  V E R I Z O N
• street wall 3 stories

• max height 4 stories

• stepback 10 feet

• building setback 0 feet

• development area 75,000 gsf

• FAR 1.6

Lancaster Avenue eastbound Lancaster Avenue westbound



E  R  AB R Y N   M A W R  Z O N I N G

D E V E L O P M E N T   S T U D I E S:  V E R I Z O N
• street wall 3 stories

• max height 5 stories

• stepback 15 feet

• building setback 0 feet

• development area 95,000 gsf

• FAR 2.0

Lancaster Avenue eastbound Lancaster Avenue westbound



E  R  AB R Y N   M A W R  Z O N I N G

8.  D E S I G N   S T A N D A R D S

Purpose

1. Complement pattern of 
landmarks and village fabric

2. Respond to pedestrian scale

3. Emphasize prominent locations

4. Create a consistent character




