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July 24, 2020 
 
TO: Planning Commission Members 
 
FROM: Jillian Dierks, Planner, Building & Planning Department 
 
SUBJECT: Bryn Mawr Master Plan Implementation 
 
The Bryn Mawr Commercial District is an 
approximately one linear mile area located along the 
Lancaster Avenue corridor (Route 30). Bryn Mawr is 
known for its shops, train station, colleges and schools, 
the hospital, and the compact village setting.  
 
History: 
The Bryn Mawr commercial district was once the center 
of a community known as Humphreysville. When the 
Pennsylvania Railroad rerouted the Main Line to its 
current position parallel to Lancaster Avenue and 
established Bryn Mawr as a resort destination, the 
commercial district adopted that name and was given 
new importance. Today most of the commercial 
structures lining Lancaster Avenue date from the late 19th 
and early 20th centuries, with its most notable landmarks being the Bryn Mawr Fire Company, Seville Theatre 
(now the Bryn Mawr Film Institute), the former Main Point folk music venue, and the main branch of Bryn Mawr 
Trust. 
 
Planning Studies & Reports: 
Between the late 1990’s and through 2006 Bryn Mawr was the subject of several studies aimed at improving the 
district and promoting the commercial area. They included: 

1997: Bryn Mawr Economic Development Study, prepared by HyettPalma, provided ways to improve and 
promote Bryn Mawr’s three distinct commercial areas. 

1999: Bryn Mawr Streetscape Enhancement Plan, prepared by Carter Van Dyke for Bryn Mawr Beautiful 
and funded through Community Development Block Grant (CDBG) program, sought to establish a 
conceptual plan and streetscape design standard for Bryn Mawr.  

2004: Urban Land Institute (ULI) Advisory Panel Report examined market conditions and opportunities, 
potential expansions scenarios and planning needs and studies. 

 
Master Plan (2006)  
The 2006 Bryn Mawr Master Plan, prepared by Sasaki, ERA and Civic Visions with funding through the 
Community Development Block Grant (CDBG) program and Lower Merion Township, was an outgrowth of a 
recommendation by the ULI Report for a more in-depth plan for the area.  
 

https://www.lowermerion.org/Home/ShowDocument?id=23625
https://www.lowermerion.org/Home/ShowDocument?id=23631
https://www.lowermerion.org/home/showdocument?id=13580
https://www.lowermerion.org/home/showdocument?id=482
https://lmt.maps.arcgis.com/apps/View/index.html?appid=0bd2f4a53f124cef87f863ef0dcd6be9
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Purpose & Goals: The purpose of the master plan was to develop a 
comprehensive vision and strategy to take into account the hospital’s 
plans for expansion, the presence of other institutions, and the retail, 
undeveloped and underutilized lots, and transit and parking issues in 
the village center. The goals included:  

• Build strong communities; 
• Strengthen the village center; 
• Improve accessibility while balancing vehicular traffic with 

pedestrian needs; and 
• Accommodate existing and new parking demand. 

Community Participation: The master planning process included 
strong community participation and served as forum to learn and 
explore ideas, while sharing information about issues. The process included stakeholder 
interviews, student workshops, a three-day charrette with the participation of 
approximately 125 people.  
 
Development Principles:  
Through the master planning process, the following development principles were 
identified: 
1. Create a network of pedestrian friendly streets  
2. Celebrate the points of arrival into the village center 
3. Encourage transit oriented and supportive uses in the area around the train station. 
4. Concentrate retail on Lancaster and Bryn Mawr Avenues 
5. Connect the hospital and schools into the village center 
6. Promote a variety of housing types in the village center 
7. Develop civic public spaces that promote community use 
 
Strategy: The master plan recognized that the strategy for implementing a vision is as important as the vision 
itself. The plan laid out the steps necessary to achieve the vision including phasing, development strategies, and 
roles and responsibilities. They included: 

• Enacting Bryn Mawr Village zoning standards that allow the community vision to be realized, focusing 
on form rather than use, shaping density and height to be compatible with the district, and reducing parking 
ratios to reflect shared parking, transit-supportive development and that balances the needs of commuters 
and retailers. 

• Complete the Transit Revitalization Investment District (TRID) program to secure a financing mechanism 
to advance the redevelopment of the station area and parking area (Municipal Lot 7).  

• Coordinate and negotiate with Bryn Mawr Hospital’s leadership to arrange for joint development and 
public improvements in the Central Avenue area, including the interests of the Bryn Mawr Film Institute. 

• Nominate the district to the National  Register. 
• Investigate attainable workforce housing. 
• Conduct a district-wide traffic study to  establish the basis for discussions with the  Pennsylvania 

Department of Transportation (Penn DOT) about improvements to Lancaster Avenue and key 
intersections within the district.   

• Develop retail strategy/consider part-time recruiter to handle business recruitment or consider creating a 
Bryn Mawr business improvement district to provide funding for a range of development, marketing and 
maintenance services. 

https://www.lowermerion.org/home/showdocument?id=482
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Outcome: Various planning tools have been used to implement the Bryn Mawr Master Plan over the past several 
years. The successful implementation of the Bryn Mawr Master Plan has been due in large part to strong 
leadership, community participation, and planning that links land use with necessary transportation and 
infrastructure improvements.  
 
Key planning and policy initiatives to implement the Bryn Mawr Master Plan include: 

• 2007: Bryn Mawr Merchandising Mix Plan prepared by ERA 
• 2008: Traffic Study prepared by Gannett Flemming 
• 2008: Bryn Mawr Village District ordinance adopted by the Board of Commissioners establishing design 

guidelines and greening standards for improvements to existing or new buildings within the district. 
• 2009: Bryn Mawr Transit Revitalization Investment District (TRID) Plan prepared by ERA 
• 2016: Bryn Mawr Parking Study 

Capital Improvement Projects in Bryn Mawr since 2006: 
• Ludington Library Expansion 
• Five-Points Intersection Improvement 

While Lot 7 has not been redeveloped, as envisioned in the Master Plan, it has been the seasonal home of the 
Bryn Mawr Farmer’s Market since 2009, which has activated this otherwise underutilized corner on Saturdays. 
  
Given the number of years that have passed, now is an appropriate time to reflect on the successes of the Bryn 
Mawr Master Plan and evaluate the effectiveness of the implementation strategies employed.   
 
Bryn Mawr Merchandising Mix Plan (2007) 
The Bryn Mawr Master Plan recognized that the commercial area could better serve its customer base. The Bryn 
Mawr Merchandising Mix Plan was developed to identify a retail plan for Bryn Mawr as the composition of 
retailers in an area largely defines the identity of a commercial area. A healthy retail mix caters accurately to the 
major customer markets’ lifestyles and spending patterns. A goal of the plan was to capitalize on the affluent 
customer base in the vicinity of the commercial district. The Township’s part-time retail recruiter utilized the 
Bryn Mawr Merchandising Mix Plan to recruit businesses to the area from 2007 through 2018 resulting in the 
increased presence of high-end fashion, service and home stores along the Lancaster Avenue corridor. 
 
Bryn Mawr Traffic Study (2008) 
The purpose of the Bryn Mawr Traffic Study by Gannett Flemming was to determine transportation implications 
of the Master Plan development and to evaluate roadway improvements recommended in the Master Plan. The 
traffic study concluded that the traffic created by the Master Plan development can be handled by the existing 
network with some minor changes to traffic patterns and that these changes do not adversely affect pedestrian 
crossings. The suggested improvements have been implemented over time through the Township’s Capital 
Improvement Program and the findings of the study were incorporated into the 2009 Bryn Mawr TRID Plan.  

https://www.lowermerion.org/home/showdocument?id=484
https://www.lowermerion.org/services/building-and-planning-department/ongoing-projects-long-range-plans/bryn-mawr-master-plan
https://www.lowermerion.org/services/building-and-planning-department/ongoing-projects-long-range-plans/bryn-mawr-master-plan
https://www.lowermerion.org/home/showdocument?id=12870
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Bryn Mawr TRID Plan (2009) 
The Transit Revitalization Investment District Act 
(“TRID”) was enacted in 2004 and reformed and 
modernized in 2016 by the Pennsylvania legislature.  A 
TRID is a transit-oriented district that uses value capture 
as one of its funding mechanisms. Any new tax revenues 
generated within the district’s boundaries are captured 
for the TRID. A TRID would capture increased tax 
revenues on new development in the district reflecting 
the enhanced value of being near the transit stop, and 
use the revenues for local public improvements.  For a 
TRID to capture that value, the taxing authorities 
(County, Township, and School District) must agree to 
forego some portion of the increased tax revenues for a 
period of years. 
 
TRID legislation provides the opportunity to implement the vision for Bryn Mawr outlined in the Master Plan by 
providing a funding mechanism for public improvements. The 2009 Bryn Mawr TRID Plan established a district 
that extended roughly one-half mile from the Bryn Mawr Train Station along Lancaster Avenue based on future 
development proposed in the Bryn Mawr Master Plan.The Bryn Mawr TRID plan proposed infrastructure and 
transportation related improvements, including parking improvements to provide parking for local businesses and 
commuters that will positively affect the number of passengers utilizing mass transit and promote expanded retail 
and commercial opportunities.  This TRID plan was not implemented due to lack of funding availability from the 
state for project implementation.  Some amendments to the TRID legislation have been passed by the state, but a 
revised TRID Plan would be needed to update future value capture opportunities since the original value capture 
was based on projects that have now been built. 
 
Bryn Mawr Village District (BMVD) Zoning: 
The Bryn Mawr Village District zoning was enacted 
in 2008. The zoning was maintained and wholly 
incorporated in the Township wide rezoning process 
of 2020. Because of the diverse concentration of 
commercial, office and residential buildings, and 
because the road system throughout the area is so 
varied, the Bryn Mawr Village District was divided 
into four separate zoning districts which include: 

• Bryn Mawr Village District - 1 (BMV1), 
• Bryn Mawr Village District- 2 (BMV2),  
• Bryn Mawr Village District - 3 (BMV3), and; 
• Bryn Mawr Village District - 4 (BMV4).  

The zoning provisions are intended to provide for pedestrian-oriented outlets with multifaceted interconnected 
and interrelated uses in an established commercial area. Specific objectives of the district include the following:  

• Encourage economic development while maintaining the traditional main street environment.  
• Protect existing residential neighborhoods.  
• Establish a walkable community by promoting pedestrian-oriented streets and pedestrian-scaled buildings.  
• Encourage lively, human-scaled activities within a mix of residential, commercial, cultural and other uses 

separately or in the same building.  

https://www.legis.state.pa.us/cfdocs/legis/li/uconsCheck.cfm?yr=2016&sessInd=0&act=151
https://www.lowermerion.org/home/showdocument?id=23133
https://www.lowermerion.org/home/showdocument?id=23133
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• Ensure a vibrant street life by encouraging active ground floor retail, and discouraging certain uses on 
Bryn Mawr and Lancaster Avenues. 

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

• Reduce auto dependency by promoting transit ridership, bicycling and walking. 
• Accommodate parking in a convenient and unobtrusive manner and encourage shared parking, where 

possible. 
• Promote residential uses in upper stories.  
• Concentrate commercial uses on the ground level of mixed-use buildings.  

In order to achieve these objectives, the zoning standards include:  
• Form standards carefully calibrated to ensure that new development is consistent with the existing 

buildings in terms of height and setbacks; 
• Use standards to promote active ground floor uses with complementary uses on upper floors; 
• Greening standards to soften the aesthetics and beautify the commercial corridor; and  
• Design standards to ensure that new buildings maintain Bryn Mawr’s high-quality architectural appeal. 

Subsequent Development: 
The below list provides an overview of the major developments approved and/or constructed in or surrounding 
the Bryn Mawr Village within the last 15 years. Developments that have occurred since 2006 are also 
superimposed on the Bryn Mawr Master Plan illustration at the end of this document. The developments are also 
available at the following map link:  

Bryn Mawr Land Development Map 
 

 Location ZONING Date Proposal 

M
IX

ED
 -U

SE
 

2, 6 & 10 S. Bryn Mawr Avenue BMV3 Pending 
Four-story mixed-use building to with 3,490 sq. ft. 
of ground floor commercial and 110 dwelling 
units. 

915- 925 W. Lancaster Avenue, Bryn 
Mawr Village 

BMV3/ 
BMV4 2014 

Two-story mixed-use building with a 17,007 
square foot footprint to contain a mix of retail and 
office uses and the construction of a 4,637 square 
foot one-story addition at 907 W. Lancaster 
Avenue to connect to the existing commercial 
building at 921 W. Lancaster Avenue. 

1112 W. Lancaster Avenue,   
Bryn Mawr Renaissance  BMV4 2013 

Three-story mixed-use building with 4,269 square 
foot retail of ground floor retail and eight 
apartment units.  

R
ES

ID
EN

TI
A

L 

58 N. Roberts Road MDR2 2016 Four single family semi-detached dwellings 

51-75 S. Merion Avenue &  
851-885 Old Lancaster Avenue, 
Danley 

MDR2 2014 12 townhouses and eight, two-family semi-
detached dwellings. 

18-24 S. Roberts Road MDR1 2013 Four new single-family semi-detached dwellings  

100-154 Pennsylvania Avenue, 
Whitehall BMMD 2009 28 new townhomes 

802 W. Montgomery Avenue MDR3 2005 Conversion to an apartment house for three 
residential condominium units 

https://www.google.com/maps/d/edit?mid=1ZCygAZjuMvKjf5VYmkBr-WD6STLYygYH&usp=sharing
https://goo.gl/maps/jxDCC69tftdBvYF98
https://goo.gl/maps/CipTLkHN2XzsoU6C8
https://goo.gl/maps/Vu4xgmjfPdmrM5ZNA
https://goo.gl/maps/qxd1qQmZc43Mbq197
https://goo.gl/maps/jD4b7AwkMftRUHvR9
https://goo.gl/maps/jD4b7AwkMftRUHvR9
https://goo.gl/maps/oRkMe55tqkWQSCg78
https://goo.gl/maps/7RryCSvrF2SG7gKR7
https://goo.gl/maps/zA3GCfHrwAKomQAj8
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101 N. Merion Avenue,  
Wellness Center- Bryn Mawr 
College 

IE2 2019 new two-story Student Life and Wellness Center 
with an 11,399 square foot footprint 

101 N. Merion Avenue, 
Park Science Center- Bryn Mawr 
College 

IE2 2015 7,300 sq. ft. two-story addition. 

815 Yarrow Street. 
Haffner Hall- Bryn Mawr College IE2 2014 9,480 sq. ft. addition to the portion of the existing 

building. 

814 Yarrow Road,  
The Shipley School IE3 2011 

New educational building, an addition to the 
existing Yarnall Gym, construction of new tennis 
courts with 88 parking spaces beneath. 

1245 W. Lancaster Avenue, 
St. Thomas Parish of Villanova IC3 2012 79 s.f. 2-story elevator tower. 

5 S. Bryn Mawr Avenue,  
Ludington Library BMV3 2010 Renovation and expansion of the Ludington Public 

Library 

701 W. Montgomery Avenue, 
Baldwin IE2 2005 

Two-story, 34,500 square foot athletic facility with 
a 24,538 square foot footprint and a multi-purpose 
athletic practice field. 

C
O

M
M

ER
C

IA
L 

762 W. Lancaster Avenue,  
AQUA Mult. Dist. 2019 Two-story building with a 7,484 square foot 

footprint 

800 Summit Grove Avenue, 
Costa Orthodontic   BMV3 2016 Exterior renovation 

1257 W. Lancaster Avenue, 
McDonalds BMV4 2013 Exterior renovation 

822 W. Lancaster Avenue,  
Bryn Mawr Theater BMV3 2012 5,783 square foot addition to the existing theater 

762 W. Lancaster Avenue, 
AQUA Mult. Dist. 2005 Two-story 18,000 square foot addition with an 

8,730 square foot footprint. 

M
ED

IC
A

L 

130 S. Bryn Mawr Avenue, 
Pavilion (Block A),  
Bryn Mawr Hospital 

BMMD1 2015 Seven-story medical building with a 53,520 square 
foot footprint. 

135 S. Bryn Mawr Avenue, 
Medical Office Building (Block B), 
Bryn Mawr Hospital 

BMMD3 2007 
Four-story, 110,000 square foot medical office 
building, a 1,076-space seven-level parking 
garage. 

825 Old Lancaster Road, 
Medical Arts Pavilion (Block D),  
Bryn Mawr Hospital,  

BMMD2 2007 147,000 square foot medical office building and a 
pocket park for public use. 

https://goo.gl/maps/JAwoqquc8VPwbYBg6
https://goo.gl/maps/DhDVr4U75k3kL9Gj9
https://goo.gl/maps/kFe1AoDFpgJ5aKp7A
https://g.page/Shipley-School-Bryn-Mawr?share
https://goo.gl/maps/jmEGt1ToDp8ZfzkU8
https://goo.gl/maps/C2cMHZUUSkjRHaR49
https://goo.gl/maps/KjqY7CeKY2BzGzM48
https://goo.gl/maps/We2FETYppXLewTN76
https://goo.gl/maps/jmZiY3TLkFJ5hMpr7
https://goo.gl/maps/ZomdFBQBsCiCGonH8
https://goo.gl/maps/EqurMB4bks3VG7Zs8
https://goo.gl/maps/We2FETYppXLewTN76
https://goo.gl/maps/XzrieAfsagma94ic6
https://goo.gl/maps/Gpf9fua9RBvA1sHa6
https://goo.gl/maps/AkRU9WkjdQV4qXne8
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