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- Design Standards
Promote Village Character and Pedestrian Oriented Design

Facade 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




- Community Meeting September 26, 2007

Board Room

Township Administration Building













TOWNSHIP OF LOWER MERION
Ad Hoc Bryn Mawr Committee

Thursday, September 20, 2007 at 4:00 PM

Meeting Notes

Members in Attendance:

Commissioner Scott Zelov, Chair
Susan Arizini

Vincent DiCioccio

Mike Fanning

Jo Ann Magnetta

Mike Weilbacher

Pat Wesley

Hank Wilson

Guests:

Susan Gibbons, Gannett Fleming

Mark Radovic, Gannett Fleming

Richard Bickel, DVRPC

Anne Leavitt-Gruberger, Montgomery County Planning Commission

Staff in Attendance:

Doug Cleland
Angela Murray
Bob Duncan

1. Report from the Chairman

Commissioner Scott Zelov welcomed the members back after our two month summer hiatus.
Scott made note of the presentation on the zoning proposal that was given by Bob Duncan at the
Bryn Mawr Civic Association meeting the previous Monday night, September 17, 2007. There
were about 30 members of the community present along with committee members Pat Wesley,
Hank Wilson and Mike Fanning. Scott reminded the members that there would be a public
presentation of the zoning proposal by Sasaki consultant Kathryn Madden on Wednesday
September 26, 2007 at 7:00 PM in the Board Room in the Township Administration Building.

2. Presentation from Sue Gibbons and Mark Radovic from Gannett Fleming

The preliminary data from the Bryn Mawr Master Plan traffic study was presented via a power
point by Sue Gibbons and traffic planner Mark Radovic. The presentation included information
from the Synchro Model that is under development by the consultants. Sue noted that even
though population in Bryn Mawr is not growing, traffic growth increases although less than in
areas that are still undergoing development such as Chester County. Traffic growth was estimated



at 1% which is the percent most recently found acceptable by PADOT for inner ring suburban
Philadelphia areas that are built out such as Lower Merion.,

The analysis was generated using the build out proposed in the Bryn Mawr Master Plan matched
with research that generated source materials for areas surrounding transit stations. This
information included the seminal work on transit districts, “The Case for Transit Villages™ by
Robert Cervero and several books from the Transit Cooperative Research Program of the
Transportation Research Board on Transit-Oriented Development in the United States sponsored
by the Federal Transit Administration. A question was asked regarding the analysis of “peak™
hour traffic in Bryn Mawr since there seems to be more day time traffic generated by visits to
medical offices that operate on a high frequency of visit. Generally, traffic is more evenly
disbursed during the day than at either peak hour with the evening peak typically heavier than
morning when it is more spread out between 7:00 and 9:00 AM.

Sue made note that the Synchro model is consistent with the hospital traffic study and includes
the additional data secured by traffic counts conducted for this study. The maps showing base
existing conditions and then build-out to 2018 show signalized and non-signalized intersections
and the counts represent true peak hour performance. Montgomery Avenue is scheduled for the
installation of the closed loop synchronization system which is a state project that will program
30+ intersections and allow for more sensitive traffic management based on time and use. This
system is in place on Lancaster Avenue.

Sue explained the findings of the analysis of the various traffic suggestions in the Bryn Mawr
Master Plan. The counter clockwise one-way circulation around Lot 7 did not provide the level of
improvement hoped. However, there does seem to be capacity in the overall traffic network that
dictates looking at other improvements that would provide corrective measures throughout the
Bryn Mawr system. Under consideration is the prohibition of left hand turns at certain key
intersections in order to disburse traffic more evenly through the area. Other than existing
conditions at the Five Points and Pennswood and Montgomery intersections, the overall network
is performing at an acceptable level of service with no compromise in pedestrian connections.

Sue emphasized that the calculations will need to be quantitatively rechecked against the
information received from Bryn Mawr Hospital’s traffic model prior to reaching final
conclusions. Then the remaining qualitative analysis including traffic calming, intersection
improvements and signalization changes can be studied and recommended improvements can be
made to the Committee.

Questions were asked about how the various grades from A-F are determined and it was
explained that they represent various levels of timed delay with F being failure point. Another
question was raised about pedestrian flow and typically, pedestrian flow is diftficult to measure
without on-site counts. However, the goal of the Bryn Mawr plan is for increased pedestrian
utilization of the Bryn Mawr business district and from that standpoint, suggested changes will
incorporate pedestrian friendly improvements. Pedestrian phased signals are typically not favored
by PADOT, but they can be explored at certain key intersections such as Bryn Mawr and
Lancaster Avenues.

The inter-modal split that was utilized to forecast future traffic around the station area was based
on real life data from the sources named earlier. In addition, the area around Lot 7 and most
specifically the Tango intersection would be a high priority for capital improvements funding to
make it safer, pedestrian friendly and more efficient operationally. Scott emphasized that we
should expect to see even more improvements once the Five Point intersection is completed.



It was noted that if we do nothing or build out to the full extent of the Master Plan over the next
10 to 20 years, traffic increases will be the same. However, with mitigation, we will be able to go
forward with the redevelopment of the key locations in the Master Plan. Thus, a mitigation
strategy will be developed as a practical long term solution with prioritizing intersections for
improvements.

The next steps include the quantitative verification and checking of the coding for the Synchro
model, qualitative analysis to evaluate scenarios for improvement, analysis of pedestrian
movements that have been quantified and evaluation of capacity levels and recommended
improvements. Sue suggested that the Committee think about where they would like the
consultants to focus their attention for the remainder of the study.

3. Zoning Issues

Earlier today a list of issues was distributed via e-mail that listed concerns raised by members
over the last two months since Kathryn Madden’s last zoning workshop with the Committee. In
addition, questions raised at the Civic Association meeting on Monday night were also added to
the list. A conference call was then held among Scott Zelov, Bob Duncan and Angela Murray to
review the concerns and suggest solutions.

Several issues are highlighted that are of sufficient importance to warrant discussion among the
Committee members. These include height in the various districts and bonus provisions that
provide for maximums. Also, an elaboration of the districts to 4 from 2 was recommended with
decreasing densities going from V1 to V4. Bryn Mawr Hospital has provided a letter noting some
significant problems with the proposed V3 zone and this issue will require further discussion.

Several definitions are being developed for use in the future ordinance. However, it has been
determined that since LEED is a brand definition, we are now considering going with a more
generic green roof concept for a bonus. There have been several suggestions for requiring open
space and how best to accomplish this is being studied.

4. Commissioner Zelov announced that the previously scheduled public meeting on the
TRID will be postponed while we continue to refine the zoning concepts. The next meeting of the
Committee will take place on Thursday October 18, 2007 at 5:30 PM in the Caucus Room on the
second floor of the Township Administration Building. We will continue with refinements to the
zoning outline, review comments received at the public meeting and provide additional
information on the traffic study.
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Bryn Mawr Master Plan

ZONING CONCEPTS

26 September 2007




MASTER PLAN PROCESS
December 2005 June 2006
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Action Agenda

Traffic study

Retail study/recruiter

Financing method for public
Improvements: TRID

Business Improvement
District

Zoning update




Why tackle zoning

1.

Cost of construction and
cost of land limit investment

Patchwork of commercial
Zones now

Update rules to reflect
existing character

Shape development before
It happens

Direct retail onto Lancaster
and Bryn Mawr Avenues

Vision for Lot 7, Central
Avenue area

Design Standards




Ad Hoc Committee Zoning Agenda
el - Research zoning models

April - ldentify concepts

June - Test form

July - Refine rules
September

_ .. Criteria for Successful Zonin
Bryn Mawr Civic Association, £

1. Maintain village character
- September 2007

2. Traffic impacts addressed
3. Density focused near station

Ad Hoc Committee support




. Village Zone Map
Purpose and Applicability
Use Regulations
General Requirements for Historic Structures
Dimensional Standards for Development
Bonus Provisions
Parking and Loading Requirements

Development Design Standards

Sighage




ZONING MAP

Existing Land Use Commen_:ial Church
Residential Park
. Institutional Vacant Land
5SASAKI Rail

BRYN MAWR ZONING
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For permitted and prohibited uses and technical terms
Affordable housing
Workforce Housing
Green Roofs
Step Back
Transit Facilities

Massage Parlors

Transit Oriented Development (TOD)




Encourage economic development while maintaining the

Protect existing

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

Encourage lively, human-scaled activities within a
separately or
In the same building.

Encourage and discourage service
uses on Bryn Mawr and Lancaster Avenues to ensure a vibrant
street life.




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

Reduce auto dependency by promoting

Accommodate parking in a convenient and unobtrusive manner
and encourage , Where possible.

Promote

. Concentrate
mixed-use buildings.




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]




Allowable in V1, V3, V4
Retall
Restaurants
Galleries and museums
Theaters
Inn, hotel, B&B
Transit facilities

Public gathering space,
park, and plaza

Farmers markets

Private clubs and fraternal
organizations

. Parking structure
. Residential with 80% of the

first floor as retail uses

. Upper story residential uses

. Municipal office, civic and

administration buildings

. Accessory uses




Allowable In V1, V3, V4
Business offices
Professional office
Personal services
Bank or loan institution

Dance, music, fithess, or art studios.

Residential uses with range of types




1. Government, public utility facilities.

2. Funeral homes.

3. Religious institution and ancillary uses.




Automobile related
Gas station
Drive-through facility or window

Fast food restaurants

Storage or mini-warehouse as principle use

Adult entertainment
Check cashing
Tattoo establishments

Massage parlors




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

Structurally unsound and cannot be stabilized

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

The replacement building provides a significant public amenity

The replacement building must be constructed of natural
materials

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

[Subject to review by Solicitor]




Stepback

A. Build-to-Line
Build to the right-of-way line

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

Front door on main street

No auto related areas in front
of the building

Step-backs of 10 feet or
more required for facade
above three stories
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Side Yard Setback

1. Party wall or 10 foot
setback

Impervious Coverage
1. Small lot at 100%

2. Large lots at 80% unless
green roof

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

E. Individual Tenant Space
1. Maximum of 12,000 sf




F. Height and Density

2 stories

2 stories

2 stories

2 stories

3 stories
(38 feet)

3 stories
(38 feet)

3 stories
(38 feet)

3 stories
(38 feet)

5 stories
(62 feet)

3 stories
(38 feet)

4 stories
(50 feet)

3 stories
(38 feet)

10 feet

10 feet

10 feet

2.1

1.6

1.6




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

FAR Increase 0.2 if 20% of
total units are affordable or moderate income units

FAR Iincrease 0.2 if at least 10% of total lot
area iIs dedicated contiguous Public Gathering Space

(minimum 1,000 sf)

FAR increase 0.2




F. Height and Density with Bonuses

2 stories

2 stories

2 stories

2 stories

3 stories
(38 feet)

3 stories
(38 feet)

3 stories
(38 feet)

3 stories
(38 feet)

6 stories
(74 feet)

3 stories
(38 feet)

5 stories
(62 feet)

3 stories
(38 feet)

15 feet

15 feet

2.5

2.0




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 XxXxX.




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




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




. Parking Structures

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.

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

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

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




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.

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

. The Source of Peak Demand Percentages for purposes of

calculation iIs based on the Urban Land Institute’s Shared
Parking Standards.




Weekday Parking - Different uses have

o~ different demands
W Residentil throughout the day and
7, ~\ e week
</ / N\ - Example:
ﬁ/ \ \\ DR complementary uses
| N are work and recreation
10pm (fitness, theater,

restaurants, hotels,
etc.)

o Residential owners
—=— Office typically require

—aA— Retall

e Hotel dedicated spaces but
o Mo visitor parking

—+— Fitness Center complements retail and
office use.




. Service

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

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

All wall mounted mechanical equipment screened from public
view

All rooftop mechanical equipment screened from ground level
view




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 B B Lancaster Avenue westbound




max height
stepback

building setback
development area
FAR
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Lancaster Avenue eastbound Lancaster Avenue westbound

3 stories

6 stories

15 feet

O - 10 feet
224,000 gsf
2.5




street wall 3 stories
max height 6 stories
stepback 15 feet
building setback 0-10 feet
development area 224,000 gsf
FAR 2.5
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Lancaster Avenue eastbound Lancaster Avenue westbound




street wall

max height
stepback

building setback
development area
FAR
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Lancaster Avenue eastbound Lancaster Avenue westbound

3 stories

4 stories
10 feet

O feet
75,000 gsf
1.6




street wall

max height

stepback

building setback
development area
FAR
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Lancaster Avenue eastbound Lancaster Avenue westbound

3 stories

5 stories
15 feet

O feet
95,000 gsf
2.0




Purpose

1.

Complement pattern of
landmarks and village fabric

Respond to pedestrian scale
Emphasize prominent locations

Create a consistent character






