














































































































































8. In accordance with the Code, the CAD is intended to:

[E]ncourage 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

9. More specifically, the intent of the CAD-BV is "to encourage pedestrian-oriented

development and redevelopment and more economically productive use of land parcels along Bala

Avenue between City Avenue and Montgomery Avenue .... It recognizes the importance of the

City Avenue District - Bala Village as a gateway to Lower Merion Township, and as a

neighborhood- and transit-oriented center, by permitting appropriate densities and a mix of land

uses while providing sufficient on- and off-street parking." Code § 155-6.8.A

10. Additional goals and objectives of the CAD-BV District include:

"Encourage pedestrian- and transit-oriented development through adoption of high standards of

architecture and design;" " Promote the livability and identity of the district by providing for

dwellings, shops and workplaces in close proximity to each other;" and "Enhance the visual

character and identity of the district through appropriate building scale and design, landscaping

and signage, and by encouraging the renovation and erection of buildings and storefronts that

provide direct connections to the street and sidewalk." Code §§ 155-6.8.A.(l).(c);(e); & (f).

11. The existing development and uses of the Properties with large parking areas

located along Bala Avenue and commercial-only buildings located all the way to the rear of the

Properties is inconsistent with the goals and objectives of the CAD-BV District.

12. The architecture of the buildings on the Properties is also inconsistent with the

design standards of CAD-BV and other provisions of the Code.
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13. Moreover, the automobile sales and repair use of 15 and 17 Bala Avenue is wholly

inconsistent with the goals and objectives of CAD-BV to increase pedestrian-oriented

development and reduce auto dependency.

14. The Township is currently considering amending the Code applicable to CAD-BV.

The amendments under consideration would, among other things, eliminate the requirement for

ground floor commercial use in otherwise residential buildings along a small stretch of Bala

Avenue where the Property is located ("Proposed Township Amendments.") The Proposed

Township Amendments have been recommended by the Township's staff to further the economic

development of the Bala Village "which, despite several recent land development projects,

continues to struggle with commercial occupancy and falls short of its potential as a vibrant

community district."

15. The Proposed Township Amendments were reviewed by the Township Planning

Commission on April 6, 2026 and June 1, 2026. Subject to certain revisions, the Planning

Commission unanimously recommended adoption of the Proposed Township Amendments. They

were reviewed by the Building & Planning Committee on June 10, 2026. They are scheduled to

reviewed by the Township Planning Commission yet again on June 29, 2026.

C. Proposed Redevelopment of the Properties

16. Petitioner has been developing a plan to redevelop the Properties in a manner

consistent with the CAD-BV District and the surrounding area. In particular, Petitioner is

contemplating redevelopment of the Property for multifamily housing (i.e. "building[s] containing

more than six dwelling units, where each unit has direct access to the outside ... and each unit is

designed for and occupied exclusively as a permanent residence for a single family." Code 155-

2.1. (Multifamily Housing, large).
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17. Petitioner's plan contemplates a series of smaller buildings, some of which would

front on Bala Avenue at or near the Build-to-line, and some of which would be internal to the site

located along a pedestrian way. This concept for redevelopment is somewhat different than recent

plans for redevelopment in CAD, which have been primarily larger, multi-story, single buildings

in the style of an apartment building.

18. The contemplated redevelopment of the Properties is consistent with the Proposed

Township Amendment and the goals and objectives of the CAD-BV District.

19. In developing its plan for the Properties, Petitioner has identified certain provisions

of the Code that it believes discourage redevelopment in a manner consistent with the goals and

objectives of the CAD-BV District, and others that do not provide sufficient flexibility or clarity

to allow for its contemplated smaller scale style of residential buildings.

D. Proposed Code Amendments

20. Petitioner requests that the Township adopt an ordinance amending the Code

("Proposed Code Amendment") to promote smaller, scale residential redevelopment that will

further the goals and objectives of the Code in general, as well as those of CAD-BV. A copy of a

Proposed Code Amendment is attached hereto and made a part hereof as Exhibit A.

21. The Proposed Code Amendment includes the following:

• An amendment to the CAD-BV use regulations limiting the requirement for ground 
floor commercial use to those areas where commercial occupancy is viable, e.g. 
buildings facing commercial corridors;

• Clarifying the required rear-yard setback requirements where a property backs up 
to a railroad line;

• Providing clarity and flexibility for building entry locations where multiple 
principal buildings are proposed; and

• Encouraging driveways between adjacent parcels; and
• Encouraging development that promotes livability by providing for dwelling units 

in close proximity to the Bala Avenue commercial core, the Cynwyd Heritage trail 
and other transit options.
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22. In addition to promoting the intent of the CAD-BV District, the Proposed Code

Amendment is consistent with the goals and objectives of the Comprehensive Plan.

23. Specifically, the Township Comprehensive Plan states that future residential

development will likely primarily occur through infill development and redevelopment in the

mixed-use commercial areas involving the construction of multi-family units. Township

Comprehensive Plan, p. 164 (2016). This is evidenced by the fact that a majority of housing units

proposed or constructed between 2010 and 2015 were multi-family units in commercial districts.

Id.

24. The Proposed Code Amendment would provide greater flexibility in design of

multi-family redevelopment by providing greater opportunity for redevelopment, increasing

housing stock througli in-fill development and creating greater variety in housing within the

Township.

25. The Township Board of Commissioners is empowered to adopt the Proposed Code

Amendment by Article VI of the Pennsylvania Municipalities Planning Code and Article XI of

Chapter 155 (Zoning) of the Code.

WHEREFORE, Petitioner, Recess Collective, LLC requests that the Proposed Code

Amendment be referred to the Planning Commissions of Lower Merion Township and

Montgomery County for review and comment, and thereafter, that a public hearing and public

meeting be scheduled before the Board of Commissioners for consideration of this Petition and

review and adoption of the Proposed Code Amendment.
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Dated: June 29, 2026

7

Respectfully submitted,

George W. Broseman, Esq. 
Attorney for Petitioner

—
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Exhibit A
Proposed Zoning Code Amendment

Ordinance
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1 

AN ORDINANCE 

NO. ____ 

 

AN ORDINANCE To Amend The Code Of The Township Of Lower 

Merion,  Chapter 155, Entitled Zoning, Article VI, Special Districts, 

Table 6.8.2 Bala Village (CAD-BV) Dimensional Standards, To Add 

A Rear Setback Provision For Structures Backing To A Railroad 

Right-Of-Way; Section 155-6.8.C.(2) To Provide That For Multiple 

Principal Buildings On A Lot Building Entries And Signage Shall Be 

Provided On A Street Or A Pedestrianway; Section 155-

6.8.I.(4)(b)[2] To Provide That For Multiple Principal Buildings On 

A Lot The Building Entrance Must Be Visible From The Street Or A 

Pedestrianway; § 155-6.6.H.(1)(a), CAD-BV City Avenue District – 

Parking, Loading And Traffic Requirements, To Provide That 

Where A Common Driveway Serves More Than One Lot, And The 

Common Driveway Straddles Or Is Located Along The Property 

Line No Buffer Shall Be Required Between The Lots Where The 

Common Driveway Is Located, Subject To Certain Greening 

Measures Including Providing (i) 1 Shade Tree For Every 25 Feet 

Where Private Driveways Abut The Common Driveway; (ii)  1 

Evergreen Tree For Every 10 Feet Where Residential Side Yards 

Abut The Common Driveway; and (iii) The Board Of Commissioners 

May, By Conditional Use, Approve The Use Of Greening Measures  

Which Differ From Those Set Forth Above, If The Applicant 

Demonstrates To The Satisfaction Of The Board That Such Concepts 

And Designs Are In Compliance With The Goals And Objectives Of 

The Applicable Zoning District .   

 

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

 Section 1. The Code of the Township of Lower Merion, Chapter 155, entitled 

Zoning, Article VI, Special Districts, Table 6.8.2 Bala Village (CAD-BV) Dimensional 

Standards, is hereby revised to add another Rear Setback provision to read as follows: 

Structures backing to a railroad right-of-way        15 minimum.4 

Section 2. The Code of the Township of Lower Merion, Chapter 155, Zoning, Article 

VI, Special Districts, Section 155-6.8.C.(2) is revised to read as follows: 

(2) Building entries and signage shall face the street or the corner at a street 

intersection. Where multiple principal buildings are provided in accordance with 

§ 155-3.4.G, building entries and signage shall face the street, the corner at a 

street intersection, or a pedestrianway.   Storefront entrance doors shall be 
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recessed to allow doors to swing out without conflicting with pedestrian flow on 

the sidewalk. 

Section 3. The Code of the Township of Lower Merion, Chapter 155, Zoning, Article 

VI Special Districts, Section 155-6.8.I.(4)(b)[1] is hereby revised to read as follows: 

[1] Buildings shall be designed with windows, public access points and signage 

facing the street and sidewalk.  Where multiple principal buildings are provided in 

accordance with § 155-3.4.G, windows, public access points and signage shall 

face the street and sidewalk, or a pedestrianway. 

Section 4. The Code of the Township of Lower Merion, Chapter 155, Zoning, Article 

VI Special Districts, Section 155-6.8.I.(4)(b)[2] is hereby revised to read as follows: 

[2] Primary building entrances shall be articulated and visible from the street.  

Where multiple principal buildings are provided in accordance with § 155-3.4.G, 

primary building entrances  shall be articulated and visible from the street or a 

pedestrianway. 

Section 5. The Code of the Township of Lower Merion, Chapter 155, Zoning, Article 

VI Special Districts, CAD-BV City Avenue District, Section 155-6.6.H.(1)(a), Parking, Loading 

And Traffic Requirements, is hereby revised to read as follows: 

(a) 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. Where a common driveway is provided to serve more 

than one lot, and the common driveway straddles or is located along the property line no 

buffer shall be required between the lots where the common driveway is located 

including any buffer required in the Zoning Code, or any other Chapter of the Code. In 

the case of a common driveway that straddles or is located along the property line where 

no buffer is required as aforesaid, the following greening measures shall be provided:   

[1] When private driveways connect with the common driveway one (1) shade 

tree shall be planted every 25’. The shade trees may be planted between the 

private driveways. 

[2] When residential side yards abut the common drive one (1) Evergreen tree 

shall be planted for every 10 feet of side building façade.  

[3]  The Board of Commissioners may, by conditional use, approve the use of 

greening measures  which differ from those set forth above, if the applicant 

demonstrates to the satisfaction of the Board that such concepts and designs are in 

compliance with the Goals and objectives of the applicable zoning district. 

Section 6.   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 
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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 7. 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 8. This Ordinance shall take effect and be in force from and after its approval as 

required by law. 

 Approved by the Board of Commissioners of the Township of Lower Merion this ___ day of 

______, 2026.  

 

BOARD OF COMMISSIONERS 

OF THE TOWNSHIP OF LOWER 

MERION  

 

______________________________ 

Todd M. Sinai, President  

ATTEST:  

 

_____________________ 

Jody L. Kelley, Secretary 
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BALA CYNWYD, PA

Presented by Core Development 

June, 2026
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Core Development has been part of the Ardmore 
community for years, with a long-term 
commitment to projects that strengthen 
walkability, neighborhood character, and the 
overall vibrancy of the Main Street environment.

Through the restoration of historic buildings, 
investment in quality architecture, support of 
curated retail, and the creation of pedestrian-
oriented spaces, our goal has always been to 
help create places that feel authentic to the 
community and improve over time.

Bala Avenue presents a similar opportunity. 
By thoughtfully transforming underperforming 
office properties into high-quality residential 
homes that engage the street and contribute 
to the neighborhood fabric, we aim to help 
continue the evolution of Bala into a more 
vibrant, connected, and walkable community.

ARDMORE
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BALA AVE.

11, 15 & 17 Bala Ave
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APARTMENT BUILDING
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CURRENT CONDITIONS

11, 15 & 17 Bala Ave
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SITE PLAN (11, 15 & 17 Bala Ave)

86



BALA ARCHITECTURE
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INSPIRATIONAL RENDERINGS
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STREET VIEW

Our vision is to thoughtfully transform 
underperforming office parcels into a 
beautiful townhome community inspired by 
the architectural character of Bala Cynwyd 
and the Main Line.
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SUGGESTED AMENDMENTS

Rear Yard Setback Along the Railroad at 15 ft
Presently, zoning requires a 25 ft. RY setback where a structure 
backs to a residentially zoned lot, and a 0 ft RY setback where a 
structure does not back to a residentially zoned lot. 
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SUGGESTED AMENDMENTS

Buildings that don’t face a street face a 
pedestrian way.
Presently, the code requires that all building entries, 
windows etc to face the street.
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SUGGESTED AMENDMENTS

When a common driveway is provided or 
straddling a property no landscape buffer is 
required.
Presently, the code requires a landscape buffer at the 
property line.

Code calls for shared driveways wherever feasible.
It’s not feasible do a shared driveway with a landscape 
buffer.

This amendment will promote the use of shared 
driveways which reduces curb cuts, pedestrian vehicle 
conflicts at sidewalks and promotes a general reduction 
in the number of driveways.
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