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I.  INTRODUCTION 

Lower Merion Township retained CHANCE Management Advisors, Inc. to perform a parking study for 
downtown Bryn Mawr, focusing on public parking demand in lots and in on-street spaces.  No recent 
study has determined the downtown parking demand, as illustrated by parking occupancy or duration of 
parking in this area, although several studies of various portions of Bryn Mawr parking have been done in 
recent years.  While discussions are being held about Bryn Mawr Hospital developments, and their 
potential effects and links to the retail/commercial areas in Bryn Mawr, it was considered necessary to 
document the existing parking conditions in Bryn Mawr to determine whether additional parking spaces 
are needed to serve the downtown area.  After discussions with Township staff, the original scope was 
broadened and made to encompass future parking needs for Bryn Mawr Hospital (BMH) and proposals 
made by BMH and its agents for Township participation in a strategy for providing parking for new 
development and existing uses in the area. 
 
 
 
II.  BRYN MAWR PARKING ACTIVITY STUDY 

Survey Scope and Method 

 
In order to identify the behavior and use patterns of each parking space in the study area, data collection 
was performed using the video-based Remote Data Capture (RDC) process and proprietary software of 
CHANCE Management Advisors, Inc. (CMA).  RDC’s main advantage is the speed with which data may 
be gathered, the accuracy associated with filming rather than using pencil and paper record keeping, and 
the permanent record kept of parking behavior in the study area.  Because of the simplicity of filming 
vehicles and their license tags, the training for data gathering can be shorter, thus reducing the cost of the 
effort.  For this study, Lower Merion Township Police officers performed the on-site data collection, 
transferring the tapes to CMA for processing and data analysis.  Having a video record of the sample day 
and its conditions allows for an extemporaneous review by any third party at any time, and any subjective 
judgments about parking behavior are eliminated.  Using previously available technologies, the veracity of 
the data presented was subject to the interpretations and understanding of the field data collectors.  Also, 
quality controls can be put in place to verify each record in the database, and if necessary a review of 
anomalies can be performed.  
 
To ensure a representative assessment of actual average day and evening parking conditions, each 
block face was scheduled to be video-surveyed on days and times recommended by Township Police 
and staff as the most indicative of normal peak parking conditions.  The days recommended and selected 
were:  Tuesdays and Wednesdays for the weekday sample, and Saturday for the weekend sample.  
Informed by the same local expertise, the hours to sample for normal peak parking behaviors were 
determined to be 9:00 a.m. to 3:00 p.m. for daytime observations, and 5:00 p.m. to 11:30 p.m. for the 
evening periods.  
 
Peak Time Parking Activity surveys were conducted on over 130 block faces and in eight off-street 
parking lots suggested by Township Police within downtown Bryn Mawr.  Regulation inventory data 
collection and parking activity surveys were performed between October and December 2004.  The three-
pass, parking activity surveys on these block faces generally began at 9:00 a.m. or 5:00 p.m. for daytime 
or evening, and spanned approximately six hours.   
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CMA provided instructions to Township Police on the data capture methods, performed quality-control on 
the data collected, entered the inventory data, and subsequently uploaded the survey results to the 
database for analysis.  The resulting data yielded assorted parking management indicators for each type 
of regulation, including:  
 

 parking occupancy and vacancy rates; 
 parking violation rates; and 
 space turnover and average parking durations for all parking regulations in the area. 

Parking Supply and Demand Survey Results 

PARKING SUPPLY 

The study area has a total public supply of 1,097 legal parking spaces (where a vehicle can lawfully 
park) and 1,931 other areas that drivers may attempt to use for parking, adding to a total legal and illegal 
parking system supply of 3,028 potential public spaces (not private lots).   
 
Within this total, there are the following types of spaces:   
 

 thirty nine percent (39%) are “No Parking” spaces (and seven of these spaces are “No 
Parking Daytime” spaces); 

 fourteen percent (14%) are governed by two-hour meters; 
 four percent (4%) are twelve-hour metered spaces;  
 twelve percent (12%) are timed regulated spaces (Permit) of all types; and  
 the remaining thirty-one percent (31%) account for the “other” categories (that include safety 

areas such as by hydrants, in crosswalks, etc. and not surveyed spaces ; which are the 
spaces missed by surveyors from their routes - Morton Terrace, Morris Lane, Harrison Alley 
and County Line Road).   

 
The composition of the parking supply is illustrated in FIGURE 1. 
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Lower Merion Township 
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FIGURE 1:  Composition of the Parking Supply 
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CHANCE Management Advisors, Inc 

ENFORCEMENT AND ILLEGAL PARKING 

There are currently only five full-time meter attendants to enforce all on- and off-street parking in Lower 
Merion Township.  Therefore, enforcement in any commercial area is somewhat limited, and this often 
influences occupancy and turnover statistics.   
 
For example, people may “feed” meters (put additional money in a meter after time has expired even 
though the space is allocated for a limited amount of time) if they believe they may not receive a parking 
ticket for this behavior.  Others may park longer than legal without adding money to the meter.  Without 
sufficient enforcement, this parking behavior turns short-term allocated spaces into long-term spaces and 
limits their desired effect – to create a short-term parking resource.   
 
However, based on the results of the on-street surveys, it appears that public compliance with the time 
parking restriction is very good in Bryn Mawr.  This is evidenced by the low number of overstay violations 
reported by surveyors and recorded on the videotapes.  This level is well below commonly accepted 
industry norms as well as results found in CMA’s national experience.   
 
No tickets were observed for curb parking violations (such as overstaying the timed regulation) or for non-
curb violations (such as the absence of registration plates).  An example of the regulatory compliance 
prevalent in the downtown area is the occupancy level in “safety” regulated spaces (no parking, hydrant, 
etc.) that never exceeded one percent.  In comparison, the average occupancy rate in “safety” spaces for 
a vibrant downtown area may reach upwards of ten percent, but is considered unacceptable if it exceeds 
between ten to fifteen percent. Also, the data collected support the inference that levels of enforcement in 
Bryn Mawr are an adequate deterrent to illegal parking at current parking demand levels. 
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ON-STREET PARKING 

The two key observations about on-street parking derived from the survey data are that: 
 

 peak parking occupancy is at present occurring, on average, during weekday daytime hours; and  
  

 Bryn Mawr’s peak meter occupancy rate of fifty five percent (55%) and a Residential Permit (2 
Hour Timed) occupancy rate of forty nine percent (49%) indicate that a modest and well-supplied 
parking demand exists in the study area.   

 
This level of demand also contributes to the existing low levels of parking violations – ticketed vehicles 
being one indicator of greater parking demand.  In other words, if parking demand were higher in Bryn 
Mawr, the likelihood is that more parking violations would be occurring as people tried to find parking. 
 
The following table details several key parking indicators of the well supplied nature of the on-street 
parking system during the peak surveyed period:    
 
 
Lower Merion Township  
BRYN MAWR PARKING STUDY 
 
TABLE 1:  Peak Parking Demand Indicators 
 

Regulation Spaces
Percent 

Occupancy Average Vehicle Stay
 Observed 
Violations

2 Hour Meters 165 60% 1.1 Hours None
12 Hour Meters 23 20% N/A None
2 hour timed (Permit) 356 49% 1.7 Hours None
Accessible (Handicapped) 4 50% 1 Hour None
Unregulated 19 84% 2.9 Hours None  

CHANCE Management Advisors, Inc. 
 
Vehicles are parking for less time than the two hour meters or timed parking (permit parking) allow, which 
means that the desired short-term parking is working.  Occupancy levels are sufficiently low to allow 
anyone to find a parking space in downtown Bryn Mawr, although the space may not be in exactly the 
desired location. 
 
Considering all of the surveyed periods, the average occupancy of on-street metered spaces was forty-
five percent (45%).  It is important to note that occupancy was not uniformly distributed over the parking 
system.  MAP 1 illustrates the average Meter and Timed (Residential Permit) occupancy on various 
blocks during the peak period.   
 
 
On the map, the areas (blocks or portions of parking lots) marked in green indicate occupancy of under 
sixty-seven percent (67%).  These blocks or lots were two-thirds or less occupied.  When an area still has 
one-third or more of its spaces unoccupied, people generally perceive that they may still easily find a 
parking space.   
 
The yellow areas are from sixty-seven to eighty-five percent occupied, when parking begins to appear 
“tight” and in reality it is more difficult to find a space.  Red areas illustrate occupancy above eighty-five 
percent.  At occupancy levels of this magnitude, people perceive that there are no spaces available, and 
they may not be willing to hunt for the few remaining spaces that might be found. 
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The highest occupancy in Bryn Mawr was found on Mondella Avenue and South Bryn Mawr Avenue 
close to the Bryn Mawr Hospital complex.  Mondella Avenue spaces are resident permit parking spaces, 
so parking of only two hours by visitors is allowed.  Other high occupancy areas were two-hour parking 
meters on the south side of West Lancaster Avenue.  
 
Occupancy along West Lancaster Avenue was fairly balanced between blocks at the 67-85% occupancy 
level and those under 67%.  Twelve hour meters in Lots 7 and 10 were highly occupied – much more 
than the two-hour meters in those lots.   
 
Interestingly enough, two-hour timed or permit parking blocks showed quite varying patterns of 
occupancy.  If one were going to Bryn Mawr Hospital or to downtown Bryn Mawr for a brief period, a 
parking space on a residential permit parking block would be available within a short walking distance. 
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Another illustration of the modest current overall nature of parking demand is shown below, through a 
listing of the average parking occupancies for municipal lots and those block faces containing meters and 
residential permit parking, and through the corresponding MAP 1 that highlights the occupancy for these 
blocks.   (APPENDIX contains two additional maps that illustrate occupancy in the two major types of 
spaces:  MAP 2: Peak (Weekday Daytime) Average Meter Occupancy, and MAP 3:  Peak (Weekday 
Daytime) Average Timed/Permit Occupancy.) 
 
 
Lower Merion Township  
BRYN MAWR PARKING STUDY 
 
TABLE 2:  Metered and Permitted Block Behavior 
 
Block On-Street Meters Spaces Violations Occupancy Turnover

860 W LANCASTER AVE 2 0 100% 1.50
1 S MERION AVE 2 0 100% 0.75

101 S BRYN MAWR AVE 23 0 88% 1.20
2 N ROBERTS RD 4 0 83% 1.05
2 N BRYN MAWR AVE 27 0 75% 1.35

1000 W LANCASTER AVE 4 0 67% 1.31
860 W LANCASTER AVE 8 0 67% 1.22

1 SUMMIT GROVE AVE 6 0 67% 1.50
816 W LANCASTER AVE 12 0 64% 1.50

1020 W LANCASTER AVE 4 0 58% 1.07
824 W LANCASTER AVE 7 0 57% 1.25
11 PROSPECT AVE 3 0 56% 1.50

900 W LANCASTER AVE 8 0 50% 1.38
14 N ROBERTS RD 5 0 47% 1.29
1 S BRYN MAWR AVE 13 0 44% 0.62
2 N BRYN MAWR AVE 33 0 34% 1.50
2 WATER ST 5 0 33% 7.20

14 FRANKLIN ST 3 0 33% 6.00
1 S ROBERTS RD 2 0 17% 1.50
2 WATER ST 15 0 13% 7.50

11 S WARNER AVE 2 0 0% N/A

Block On-Street Timed (Resident) Parking Spaces Violations Occupancy Turnover
2 WATER ST 4 0 92%           0.55 

101 MONDELLA AVE 13 0 85%           1.41 
2 N MERION AVE 6 0 78%           0.86 
0 MORTON RD 14 0 69%           1.09 

99 CENTRAL AVE 15 0 69%           0.87 
728 OLD LANCASTER RD 16 0 67%           0.89 

2 N WARNER AVE 7 0 62%           0.81 
948 SARGENT AVE 5 0 60%           0.67 

2 WAYSIDE RD 9 0 56%           0.90 
900 SARGENT AVE 6 0 56%           0.75 
867 OLD LANCASTER RD 22 0 55%           1.17 
826 SUMMIT GROVE AVE 10 0 53%           0.84 

1 THOMAS AVE 27 0 52%           1.14 
700 W RAILROAD AVE 28 0 50%           0.29 

1 S MERION AVE 28 0 49%           0.91 
141 PENNSYLVANIA AVE 14 0 45%           1.42 

1 S ROBERTS RD 12 0 44%           1.13 
800 MORTON RD 15 0 42%           0.87 
11 PROSPECT AVE 28 0 42%           0.77 
11 S WARNER AVE 30 0 33%           1.00 

1000 REESE AVE 19 0 26%           1.20 
101 PENNSYLVANIA AVE 28 0 19%           1.13  

CHANCE Management Advisors, Inc. 
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In a very busy downtown, one would expect turnover rates in two-hour metered or timed spaces to be 
four to six times during the day.  The fact that turnover is lower in Bryn Mawr, with the exception of two 
streets, is another indicator that demand is relatively low for these spaces. 
 
From these data, a peak average vacancy rate of forty-eight percent (48%) is derived, which translates 
into an average 272 vacant on-street spaces of all types in the study area at peak time (all previous 
calculations exclude the 15 minute timed spaces in front of the post office since the surveys were not 
designed to capture such short term parking behaviors). 
 

OFF-STREET PARKING 

The metered lots within the survey area are a significant source of parking and thus greatly influence the 
study area’s public parking supply.  The total spaces in the off-street parking inventory are shown on the 
following table: 
 
Lower Merion Township  
BRYN MAWR PARKING STUDY 
 
TABLE 3:  Off-Street Parking Supply 
 

Lot Spaces
Municipal Lot 7 188
Municipal Lot 8 18
Municipal Lot 9 25
Municipal Lot 10 118
Municipal Lot 11 49
Municipal Lot 14 65
Municipal Lot 19 25
Municipal Lot 22 32  

CHANCE Management Advisors, Inc. 
 
 
Informal parking arrangements often come into place when parking demand is high.  These arrangements 
include such activities are individuals renting their driveway spaces, or businesses leasing their extra 
spaces for other business or employee parking.  The influence of formal and informal parking sharing 
arrangements throughout the study area was not considered, since they take place among private owners 
and the current vacancy figures do not pressure for their use.  
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The following table presents the utilization of the off-street inventory and key indicators on a lot by lot 
basis.  It provides more detail on the facts that twelve-hour meters are more fully occupied than two-hour 
meters in the lots, and turnover as well as occupancy is low on the two-hour meters. 
 
Lower Merion Township  
BRYN MAWR PARKING STUDY 
 
TABLE 4:  Off-Street Metered Behavior 
 
Type Municipal Lot Spaces Violations Occupancy Turnover
12M ML- 10 21 0 89%
12M ML - 7 35 0 88%
12M ML - 22 14 0 71%
2hM ML- 11 12 0 61% 1.50           
2hM ML - 8 17 0 45% 1.24           
12M ML- 14 17 0 43%
2hM ML - 9 24 0 42% 0.96           
2hM ML- 10 95 0 36% 0.96           
2hM ML- 14 46 0 31% 0.85           
2hM ML- 19 24 0 29% 0.75           
2hM ML - 7 37 0 16% 0.49            
CHANCE Management Advisors, Inc. 
 
 
TABLE 5 presents a summary view of the off-street parking system and key demand indicators.   
 
Lower Merion Township  
BRYN MAWR PARKING STUDY 
 
TABLE 5:  Off-Street Demand Indicators 
 

Regulation Spaces
Percent 

Occupancy Average Vehicle Stay
 Observed 
Violations

2 Hour Meters 255 34% 1.1 Hours None
12 Hour Meters 87 77% N/A None
Accessible (Handicapped) 13 33% 1 Hour None  

CHANCE Management Advisors, Inc. 
 
From these data, it is clear that all-day parking, probably for employees and possibly for commuters on 
public transportation, is used the most heavily.  The short-term spaces serve their purpose, which is to 
offer transient parking for shoppers and those doing business in Bryn Mawr.   
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PARKING SYSTEM DEMAND 

As we consider parking system demand, it is important to note that a key figure related to demand is the 
net available supply.  In this case, all of the preceding elements contribute to an overall net surplus of   
five hundred and twenty-three (523) legal parking spaces during the peak period.   
 
While it is true that not all of the vacant spaces are in the most desirable locations, it is also true that 
every block that has parking in the study area has available spaces at the peak period, with the possible 
exception of Mondella Avenue and South Bryn Maw Avenue south of Old Lancaster Road – both of which 
had occupancy between 80 and 90 percent.   
 
 
Lower Merion Township  
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TABLE 6:  Parking System Demand 
 

Legal Public Parking Spaces Occupied Occupancy % Available Vacancy %
Bryn Mawr Lots - Total Parking Supply: 520 272 52% 248 48%
Bryn Mawr On-Street - Total Parking Supply 577 302 52% 275 48%

TOTAL 1,097 574 52% 523 48%  
 
CHANCE Management Advisors, Inc. 
 
 
TABLES 7 and 8 provide some additional detail on demand and vacancy.  Twelve hour meters are highly 
used in lots, and less so in on-street locations.  The reverse is true for two-hour meters. 
 
 
Lower Merion Township  
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TABLE 7:  Peak Period Average Meter Vacancies 
 
Parking Supply Spaces %

Bryn Mawr Municipal Lots - 12 Hour Meters 87
Bryn Mawr Municipal Lots - 12 Hour Meter Vacancies 20 23%
Bryn Mawr On-Street - 12 Hour Meters 23
Bryn Mawr On-Street - 12 Hour Meter Vacancies 18 80%
Bryn Mawr Municipal Lots - 2 Hour Meters 255
Bryn Mawr Municipal Lots - 2 Hour Meter Vacancies 168 66%
Bryn Mawr On-Street - 2 Hour Meters 165
Bryn Mawr On-Street - 2 Hour Meter Vacancies 66 40%
Total Meter Supply 530
Total Meter Vacancies 272 51%  

 
CHANCE Management Advisors, Inc.  
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Parking Demand Spaces %
Bryn Mawr Municipal Lots - Total Legal Parking Supply 520
Bryn Mawr Municipal Lots -Total Legal Parking Vacancies 248 48%
Bryn Mawr On-Street - Total Legal Parking Supply 573
Bryn Mawr On-Street- Average Total Legal Parking Vacancies 275 48%
Total Legal Parking Supply 1,093
Total Legal Parking Vacancies 523 48%

 
 
Lower Merion Township  
BRYN MAWR PARKING STUDY 
 
TABLE 8:  Peak Period Average Vacancies 
 

 

CHANCE Management Advisors, Inc.  
 
 
 

Summary 

Given current vacancy rates, it is clear that parking demand in Bryn Mawr could increase significantly 
before a parking shortage would exist.  Nonetheless, as changes occur thorough private and Township  
redevelopment efforts and BMH expansion, additional analysis may indicate a need for parking 
management changes (time periods on meters, nature of the regulations, etc.) which could potentially 
improve the use of the Township’s parking supply and thus help increase the surplus in areas where 
other demands for parking may develop.  
 
With over 500 vacant legal spaces at peak period, and many of them in very accessible/desirable areas, 
widespread regulation changes do not seem warranted.  With the exception of two blocks and two areas 
with a very small number of meters, there are parking spaces available at peak on every block in the 
study area.  However, potential for fine tuning of Municipal Lot 7 and Municipal Lot 10 exists, and the 
Township should consider changing some of its short-term (two hour) meters in these lots to 12-hour 
meters.  Demand for the long-term meters exists at higher rates than for the short-term, and occupancy in 
these lots would probably increase with the change in meter hours.   
 
Improved wayfinding signs could help individuals find parking spaces.  While generally spaces are 
available within a one or two block walk for virtually every establishment in Bryn Mawr, the perception 
may well be that if a space is not found on a major street, there are no spaces available. 
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III.  OTHER PARKING CONSIDERATIONS IN BRYN MAWR 

Urban Land Institute Bryn Mawr Study 

The Township retained the Urban Land Institute (ULI) Advisory Service Program to study the Bryn Mawr 
area.  A draft report was issued in June 2004.  The panel reviewed two proposals for development of 
Bryn Mawr:  1) a proposal to expand the Bryn Mawr Hospital campus toward the main retail core and 
eastward across Bryn Mawr Avenue, and 2) the proposed Mixed-Use Special Transit Ordinance (MUST) 
to allow mixed use development at higher density in a designated transit-oriented development zone. 
 
The ULI panel recommended that some of the retail area along Montgomery and Lancaster Avenues be 
“unified into village centers” with higher density mixed uses.  This was perceived to require additional 
parking, specifically garage development.  The panel also recommended retaining the existing retail 
businesses, and suggested some types of additional retail that would complement them.  Transit-oriented 
development was suggested for the train station area, with parking to serve it. 
 
A significant discussion of parking took place in the report, summarized primarily as converting surface 
lots to parking garages, perhaps with some underground floors.  The conversion of Lot #7 was also 
suggested in the ULI panel report, as was converting the Summit Grove Avenue lot to a garage.  The 
establishment of a Parking Authority to plan, manage, and fund parking for the Township was also 
recommended.   
 
Even though the ULI panel discussed the proposed Bryn Mawr Hospital plans, the MUST, and possible 
market opportunities, there was no estimate of parking impact or resulting parking demand associated 
with any of these issues except the Hospital plans.   

Downtown Bryn Mawr Development 

Significant new commercial development or redevelopment of existing buildings or parcels is not 
contemplated for downtown Bryn Mawr at the present time.  When queried about development plans or 
inquiries from the private sector, Township officials indicated that little activity is underway. 
 
A non-profit film institute, the Bryn Mawr Film Institute, purchased the Bryn Mawr Theater at the end of 
2004.  The Institute plans to do some renovations, allowing a re-opening in February 2005, and then 
begin a $5 million fundraising campaign for additional renovation and restoration.  The more significant 
renovation will add a café and re-establish the glass arcade.  With sufficient fundraising, there are plans 
to add a third theater, a small “executive screening room”, and reconfiguration of two smaller theaters into 
one main one.   
 
While it may be some time before all of the renovations and expansion are able to be funded, the 
Institute’s plans to create an art film center could at some point in the future generate significant 
additional parking demand, particularly in the evenings.  If the renovated Theater is also tied to drama 
programs in local colleges, and is used by them for filming or classroom-related activities, there could also 
be daytime parking demand related to the theater.  It is simply too early to determine how this positive 
saving of the theater building will affect downtown parking demand. 
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Table 17: Parking Demand and Replacement per HOK
Total Parking Spaces

Development Demand: Gross SF GLA per HOK Plan
Office (including MLH HQ): 355,800 1,245
MOB 190,600 953
Retail 137,700 689
Housing        98 Units 149,400 137
Total: 833,500 3,024

Replacement:
Hospital Use - HOK est. 500
Replace summit Grove BMH Lot 100
Replace Founder's Bank Lot 125
Replace Municipal Lot 100
Additional City Use 334
Total Parking Demand 4,183

There has also been interest in turning public parking Lot #7 back into a “central green” or more of an 
urban center (perhaps containing a park).  This would displace all or most of the 188 existing parking 
spaces, so there have been some discussions of constructing an underground garage to replace these 
spaces and perhaps contribute more parking supply to support additional retail or commercial 
development.    

Bryn Mawr Hospital 

At present, Bryn Mawr Hospital (BMH) is using its existing parking at full capacity.  Approximately 200-
250 employees are being shuttled to the Hospital from parking lots leased at churches and other locations 
because parking spaces for them do not exist at the Hospital complex.   

PLANNED DEVELOPMENT 

Development plans call for the construction of new medical office space, ambulatory care facilities, a 
surgery center, housing, and (depending upon the final version of the plans) retail and related space.  A 
new garage of approximately 1,000 spaces is also contemplated, and financial estimates of the 
performance for this garage have been prepared for MLH Realty Company.  MLH has assembled parcels 
for the expansion of Bryn Mawr Hospital, and has been analyzing a variety of options for development 
plans. 
 
The following table describes the specific components of BMH’s development plan as it was originally 
conceived by the architectural consultant (table excerpted from their report): 
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TABLE 9:  BMH Development Plan and Estimated Parking Needs 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Hellmuth Obata Kassabaum, HOK 
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Phase I Phase II Phase III
2007 2008-2014 2014-2020

Block A 330,000-360,000 GSF
New Construction

Block B 65,000 GSF
Existing Founders
110,000 GSF
Medical Office Building B
667-800 Parking Spaces
Garage
13-20 Townhouses

Block C 130 Spaces 11,200 GSF 82,800 GSF
Surface Parking Retail Medical Office Building C

33,600 GSF Parking
Residential Unknown

Parking
Unknown

Block D 105,000 GSF 84,800 GSF
Medical Office Building D1 Medical Office Building D2
100 Spaces 21,219 GSF
With MOB Retail

Parking
Unknown

 
Recent revisions have now divided the development into phases, and the phased development plan at 
present is shown below: 
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TABLE 10:  Revised BMH Development Plan and Phases 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source:  Stonebridge Associates, Inc.  6 January 2005 
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PARKING PLAN AND DEMAND 

Representatives from Bryn Mawr Hospital and its development group have proposed a parking plan to 
Lower Merion Township, the basics of which are the following: 
 

 The existing Bryn Mawr Hospital Garage would be sold to the Township, perhaps to a 
Parking Authority established for management of the entire Township’s parking resources.   
 

 A new garage of +/- 1,000 spaces would be developed on Parcel “F” by the Township to 
serve BMH and Bryn Mawr parking needs, both new development and existing uses.  

 
The garage built on Parcel “B” will provide parking for all the development in Phase I.  It is Phase II for 
which the Parcel “F” garage is needed. 
 
The new garage contemplated for Parcel “F” is anticipated to be approximately 60 percent monthly 
employee parking and 40 percent transient parking in the development scenarios.  The majority of these 
transients would be patients or patient visitors, although the garage could be used by those going to 
downtown Bryn Mawr as well.  The plan would be for the Township to operate the new garage as a public 
garage to serve BMH and Bryn Mawr.   
 
The precise size of the garage has not been determined, but potential patrons for the garage would 
include those illustrated on TABLE 11.  Demand related to hospital construction on Block “A”, the 
330,000-360,000 GSF shown in TABLE 10, is not included on the table for parking demand.  It is not 
clear at this point in development planning whether the new construction will mean additional employees 
or additional patients, or the amounts of either of these.  It is also not known whether hospital space 
vacated by those that will move into the new space will be “back-filled” with other services, employees, 
and patients.  Therefore, it is simply too early in the development process to calculate parking demand 
figures with any credibility. 
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Potential User Group Note

Low High
Medical Office Building D2 [1] 339 466
Medical Office Building C [1] 331 455
Retail [2] 65 130
Residential [3] 22 44

TOTALS 757 1,095

Parking Demand

[1]  The exact number of employees and patient visits has not been 
established for this facility.  The low figure for demand anticipates that 
approximately 20% of the demand is met by individuals parking elsewhere, 
such as physicians who have other offices at BMH or patients that may have 
parked elsewhere for other services.

[2]  It is not known at this point whether this retail would primarily serve 
individuals already in the area, either as employees or as customers, or would 
be "destination retail".  Destination retail requires more parking spaces than 
retail that relies on a "captive market" already on-site.  The low figure 
anticipates that many people would walk to this retail, and the high figure 
anticipates destination retail establishments.  There is also available on-street 
parknig close to this area.

[3]  The square footage for residential development equates to approximately 
22 units.  The low figure is based upon approximately one vehicle per unit, 
while the high figure equates to two vehicles per unit.  Even though individuals 
might reside here and ride the regional rail to work elsewhere, it does not 
mean that they might not have a personal vehicle for use in the evenings and 
on weekends.
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TABLE 11:  Potential Demand for Garage on Parcel F 

 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 

 
 

 
 

 
 

 
 

 
 
 

 
 
 

 
 
 
TABLE 11 illustrates that there will be from approximately 757 to 1,095 parking spaces needed by the 
developments in Phase II, not including whatever additional demand may arise from the new construction 
at the hospital itself.  While CHANCE Management Advisors, Inc. prefers to calculate parking demand 
from individuals (number of physicians, number of staff, number of patients) rather than from square 
footage, the estimates shown above are credible and in line with other similar developments. 
 
Another element of parking demand is the 200-250 employees that Bryn Mawr Hospital now buses from 
remote parking it has leased.  BMH would prefer to bring the parking for these employees back to the 
medical campus, and the garage on Parcel “F” could be the opportunity to do that if sufficient spaces are 
constructed. 
 
A final demand consideration is the desire by some in Bryn Mawr and the Township to convert Municipal 
Lot 7 into green space and a town square.  This would displace nearly 200 parking spaces, some of 
which could be replaced in the Parcel ”F” garage, and some in other vacant downtown spaces. 
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IV.  CONCLUSIONS 

 Parking demand in downtown Bryn Mawr is met by the parking supply, and at any given time during 
the peak period parking spaces may be found on nearly every block.  Perceptions of parking may be 
that available spaces are not conveniently located, but the available spaces are well located to serve 
most venues. 
 

 As long as parking demand is at the current levels, changes in parking regulations are unlikely to 
generate more parking in most locations.  The exceptions to this are Lots 7 and 10, where conversion 
of some two-hour meters to 12-hour meters may encourage more all-day parking by employees or 
commuters. 
 

 Development plans for downtown Bryn Mawr do not appear substantial, and thus they will not have 
an appreciable effect on parking demand in the near future.  This of course could change, and more 
parking might be necessary in the future to serve redevelopment or new development. 
 

 Developments associated with Bryn Mawr Hospital will be substantial, and they will affect parking 
demand in the area.  BMH would like for the Township to develop a garage on Parcel “F” to serve 
BMH patients, employees, downtown Bryn Mawr, and other retail or housing developments 
associated with Phase II of BMH development.  There will be sufficient demand for a 1,000 space 
garage, and perhaps for a larger one.  At least initially, it is not anticipated that downtown Bryn Mawr 
parking demand will need to be met in this garage.  However, if Lot 7 is redeveloped into green space 
and a town square, demand from that location could in part be met by the new garage.  Regardless of 
downtown demand in the short-term, there will likely be sufficient demand for this new garage from 
the BMH developments alone. 
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2 Hour Meter:

Average Occupancy Percent,
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and Length of Regulation

Map Layers
Study Area
Parking Lots

! 2 Hour Municipal Meter Lots
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Percent Meter Spaces Occupied
0% to 67%
67% to 85%
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No Meter Parking

Percent of Lot Spaces Occupied
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! 85% to 100%
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