
 
 

Community Meeting Agenda 
PROPOSED REZONING: 331-355 W. LANCASTER AVENUE 

SEPTEMBER 17, 2020 – 6:00 p.m. 
 Virtual Meeting via Zoom 

 
                                                               
 
 
1. Background – Overview of existing site conditions, recent zoning changes and pending land development 

and zoning applications.  
 
2. Proposed Ordinance: Rezone 331-355 W. Lancaster Avenue – An ordinance to amend the Code of the 

Township of Lower Merion, Chapter 155, entitled Zoning, by amending the Zoning Map to rezone 331-355 
W. Lancaster Avenue from Village Center, VC to Town Center District, TC1. 

 
3. Questions 

 
4. Next Steps 

 

 
 
 
 

If an application is tabled, it is not forwarded to the Building & Planning Committee. To inquire if an ordinance has been tabled please call 610-645-6271. If you have a disability 
& require auxiliary aid, service or other accommodations to participate in the proceedings, please call the Township Secretary at (610) 645-6145 to discuss how the Township 
can accommodate your needs. When addressing the Planning Commission, please state your name and address before making comments. As a courtesy to all, comments made 
from the audience during testimony or Planning Commission deliberation are not permitted and are not included as part of the public record. Public speakers are encouraged 
to summarize their comments and limit presentation to three minutes per item. Speakers representing a group are encouraged to limit their presentation to five minutes. The 
Planning Commission requests that the audience silence their cell phones at the beginning of the meeting.  

  

Board of Commissioners Public Hearing 
Wednesday, October 21, 2020 

Virtual Meeting via Zoom 
 

https://www.lowermerion.org/Home/Components/Calendar/Event/12292/53?curm=10&cury=2020
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  1. 
 
September 11, 2020 
 
TO: Community Members 
 
FROM: Christopher Leswing, Director, Building & Planning Department 

Carissa Hazelton, Planner 
 
SUBJECT: COMMUNITY MEETING ON ORDINANCE TO REZONE 331-355 W. LANCASTER 

AVENUE TC1  
 
Background 
A new Zoning Code and Zoning Map for Lower Merion Township was adopted by the Board of Commissioners 
on February 26, 2020. The Zoning Map resulted in the comprehensive rezoning or reconfirmation of zoning 
Township-wide. The commercial corridors along Lancaster Avenue and Montgomery Avenue were largely 
rezoned from CL, C1, C2, Commercial Districts to VC, Village Center District, TC1, Town Center District, or 
TC2, Town Center District. Under the rezoning, the properties at 331-355 W. Lancaster Avenue were zoned VC. 
More information on the rezoning is available at www.lowermerion.org/rezoning.   
 
Prior to the adoption of the new Zoning Code and Zoning Map in February 2020, a land development application 
(LD# 3860) and zoning appeal was submitted to the Building & Planning Department for the demolition of three 
of the five existing office buildings and the construction of gas pumps with a one-story 6,383 sq. ft. commercial 
store at 355 W. Lancaster Avenue. Under the old Zoning Code, the property was zoned Commercial – C1. The 
zoning appeal is from a determination made by the Township’s Zoning Officer that that gas pumps are not a 
permitted accessory use to a retail use in the C1 zoning district. Currently the land development application has not 
been scheduled for review by the Planning Commission. The Zoning Appeal is tentatively scheduled for a Zoning 
Hearing Board meeting November 19, 2020. Please note that this appeal and plan is being considered under the old 
Zoning Code and is not subject to the current Zoning Code’s standards. 
 
Recognizing that an auto-oriented gas station use is not ideal for this location due to its proximity to the Haverford 
Train Station, the pedestrian-friendly Haverford commercial area, the Haverford College gateway and adjacent 
residential homes, the Township is proposing to rezone 331-355 W. Lancaster Avenue from Village Center 
District, VC to Town Center District, TC1 to encourage a mixed-use development instead of the proposed gas 
station use. The VC District has a three-story height limit. In the TC1 District a mixed-use building may be 
increased from three to four-stories in height, provided that 20% of all residential units within the building meet 
the Township’s Moderate-Income Housing Provisions. Last year, prior to the rezoning, the property owner had 
shown plans for a four-story mixed-use building in this location, although a formal land development application 
was not submitted. The rezoning will enable the property owner to pursue this mixed-use development, which 
would help to activate the streetscape along this section of Lancaster Avenue. A schematic is provided below. 
 

http://www.lowermerion.org/rezoning
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With the rezoning proposal, planning staff reviewed existing site conditions, zoning, and uses in this area. In order 
to maintain a continuous zoning district boundary and to ensure a harmonious streetscape design as the properties 
are redeveloped and improved staff recommends rezoning all properties from 331-355 W. Lancaster Avenue from 
Village Center District, VC to Town Center District, TC1. The rezoning will extend the TC1 District from 
Ardmore’s commercial area to Haverford’s commercial area. A map highlighting the properties that are proposed 
to be rezoned is provided below. 
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Relationship to the Comprehensive Plan 
Haverford is identified as a ‘Neighborhood Main Street’ in the Comprehensive Plan. While Neighborhood Main 
Streets are typically located within walking distance of residential neighborhoods, they are generally auto-oriented 
and lacking in visual cohesion. Neighborhood Main Streets are identified as areas which could be improved. The 
location of Neighborhood Main Streets along the Township’s main arterials and their auto-oriented form, 
including disconnected surface parking lots and multiple curb cuts, significantly reduces the efficiency of the local 
road network. The term Neighborhood Main Streets is aspirational and describes the goal of making these districts 
more attractive, pedestrian-friendly and better connected to the neighborhoods they serve. 
 
Staff believes that rezoning this area TC1 will lead to enhanced redevelopment that will advance several 
Comprehensive Plan recommendations. The three key differences between the VC and TC1 Districts include:  

1. The maximum building height increases from three-stories in VC to four-stories in TC1;  
2. The Frontage Occupation increases from 70% in VC to 90% in TC1; and 
3. The Impervious Surface increases from 70% in VC to 80% in TC1. 

 
As noted above, a mixed-use development must include moderate-income housing in order to increase the building 
height from three-stories to four-stories in the TC1 District. The view of the additional story will be minimized, 
because the fourth story is required to be stepped back an additional 15 feet. Staff notes that the immediate 
surrounding neighborhood has historically provided affordable and middle-class housing. Several recent 
developments in the area provided new luxury apartments out of reach for many. Incentivizing moderate-income 
housing advances the following Comprehensive Plan recommendations: 

H8:  Explore the potential for including affordable housing as part of commercial area revitalization. 
H10: Encourage sites for elderly and other low-and moderate-income households through redevelopment or 

adaptive reuse. 
 
The Frontage Occupation standard requires that a building occupy a certain percentage of the area along the 
frontage to establish a pedestrian-oriented street presence. A higher Frontage Occupation standard means that less 
room is available for multiple curb cuts and driveways resulting in a pedestrian-friendly commercial corridor. This 
advances the following Comprehensive Plan recommendation: 

LC4: Revise commercial zoning, where applicable, to ensure proper placement of buildings to promote 
appropriately scaled commercial buildings fronted by an attractive, pedestrian-friendly streetscape. 

 
Staff feels that the proposed rezoning will work as a catalyst to transform this Neighborhood Main Street area into 
an economically viable, pedestrian-friendly corridor with a mix-of uses supportive of affordable and moderate-
income housing thereby advancing several recommendations of the 2016 Comprehensive Plan. 
 
Standards for Text or Rezoning Amendments 
Staff would like to draw the Planning Commission’s attention to the standards for text or rezoning amendments, 
which are included in the new Zoning Code.  
 
§ 155-11.3.E.(2) Standards for text or rezoning amendments. In deciding whether to adopt or deny any 
proposed amendment, or to adopt some modification of the Planning Commission's recommendation, the Board of 
Commissioners shall consider, among other factors, the following: 

(a) Whether the proposed amendment is consistent with the goals, objectives, and policies of the 
Comprehensive Plan, as adopted and amended from time to time; Staff feels the proposed rezoning is 
consistent with the Comprehensive Plan as noted above.   

(b) Whether the proposed amendment is compatible with current and projected conditions and the overall 
character of development in the immediate vicinity of the subject property; The proposed rezoning will 
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result in a 90% Frontage Occupation standard which will ultimately lead to an enhanced pedestrian 
environment. 

(c) Whether the proposed amendment is the most desirable use for which the land in the subject property is 
adapted; and The same uses are permitted in both zoning districts, but the form standards encourage 
mixed-use development with a focus on the pedestrian environment.  

(d) Whether the proposed amendment will have an adverse effect on the value of properties throughout the 
jurisdiction. Staff feels that the proposed rezoning will positively impact future development in this area.   

Staff recommends the adoption of this ordinance. 
 
Next Steps 
The proposed ordinance will be considered at the upcoming public meetings listed below: 
• October 5, 2020: Planning Commission - The PC will make a recommendation on the proposed ordinance.  
• October 21, 2020: Board of Commissioners – The BOC will consider the adoption of the proposed ordinance 

at a public hearing. 
 
Staff recommends the adoption of this ordinance. Please let me know if you have any questions on this topic. 
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AN ORDINANCE 

NO. ___________ 

 

AN ORDINANCE To Amend The Code Of The Township Of 
Lower Merion, Chapter 155, Zoning, By Amending The Zoning 
Map To Rezone From Village Center District, VC To Town 
Center District TC1, The Properties At 331, 333, 341, and 355 
West Lancaster Avenue, Haverford. 

  

 The Board of Commissioners of the Township of Lower Merion does hereby ordain: 

Section 1.    The Code of the Township of Lower Merion, Chapter 155, Zoning, Zoning Map, 
is hereby amended to rezone from Village Center District, VC to Town Center District, TC1 the 
properties at 331, 333, 341, and 355 West Lancaster Avenue, Haverford, described as follows to 
provide as follows:  

 
ALL THAT CERTAIN parcel of land SITUATE in Lower Merion Township, 

Montgomery County, Pennsylvania, being shown on Exhibit A: 331-355 West Lancaster 
Avenue, Haverford dated June 26, 2020, and being more fully described as follows: 

 
BEGINNING at a point where the Pennsylvania Railroad meets the rear property line of 

355 West Lancaster Avenue; thence, continuing along the shared property line along the 
railroad right of way in a southeasterly direction the following three distances;  a distance of 
100.68 feet; thence, continuing in a southeasterly direction a distance of 88.56 feet; thence 
continuing in a southeasterly direction a distance of 81.40 feet to a point; thence, continuing 
in a southwesterly direction a distance of approximately 169.46 feet to a point; thence, 
continuing in a southeasterly direction a distance of 19.4 feet to a point; thence, continuing in 
a southeasterly direction 35.3 feet to a point; then continuing in a southeasterly direction 94.5 
feet to a point in the centerline of N. Wyoming Avenue; thence, continuing along the said 
centerline in a southwesterly direction a distance of approximately 16 feet; thence, 
continuing in a southeasterly direction a distance of approximately 108.78 feet to a point; 
thence, continuing in a northeasterly direction a distance of approximately 173.2 feet to a 
point along the Pennsylvania Railroad right-of-way; thence, continuing in a southwesterly 
direction a distance of approximately 275 feet to the centerline of Lancaster Avenue (U.S. 
Route 30); thence, continuing in a northwesterly direction along the centerline of Lancaster 
Avenue (U.S. Route 30) a distance of approximately 600 feet; thence, continuing in a 
northeasterly direction a distance of approximately a distance of 358.88 feet to the first 
mentioned point and place of beginning; and BEING Montgomery County Assessment Map 
Block 6B, Units 300, 302, 303, 304, and 554 and Map Block 7B, Unit 115. 
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Section 2. Nothing in this Ordinance or in 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 Code of the Township of Lower Merion prior to the adoption of this amendment.  

 
Section 3. 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 4. 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 5.  This Ordinance shall take affect and be in force from and after its approval as 

required by law.  
  
  
Approved by the Board this _____ day of _________, 2020.  
  

BOARD OF COMMISSIONERS OF THE 
TOWNSHIP OF LOWER MERION  
  
  
       
__________________________________        
Daniel S. Bernheim, President  

  
  
ATTEST:  
  
___________________________________ 
Jody L. Kelley, Secretary 
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