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BACKGROUND

1. What is a Subdivision and Land Development 
Code (SALDO)? 

2. How does this SALDO implement the guiding 
principles and challenges outlined in the 
Comprehensive Plan? 

3. How does this SALDO respond to projected 
development challenges? 

4. How does the SALDO complement other Land 
Development Codes (Zoning, Natural Features 
and Stormwater)

5. How do Land Development Codes 
complement other Township initiatives? 

Lower Merion Township Comprehensive Plan, 1937



COMPREHENSIVE PLAN

1937 versus 2017
The 1937 Plan, endorsed an approach 
to land use that separated residential 
from other uses.
This gave us the many beautiful 
neighborhoods that we love but has 
also given us 60 years of auto-
dependent development that today 
threatens much of what makes Lower 
Merion special.
The (New) Plan will preserve what 
makes our community unique and 
great – building on our distinctive 
walkable villages clustered around 
commuter railway stations.
The Plan recommended that the 
Subdivision and Land Development 
Code be updated to better address 
infill and  retrofit challenges.



OFFICIAL HIGHWAY MAP

STREET
A right-of-way, publicly or privately owned, serving as a means of 
vehicular and pedestrian travel and furnishing access to abutting 
properties and space for sewers and public utilities.
(1) MINOR STREETS
Local routes shown on the Official Highway Map serving as a means of 
vehicular travel primarily to give access to abutting properties and not 
intended to carry through traffic.
(2) TERTIARY ARTERIAL STREETS
Routes shown on the Official Highway Map serving as means of 
vehicular travel connecting local neighborhoods and minor roads to 
secondary systems, providing access to abutting properties and not 
intended to carry through traffic except to the nearest secondary road.
(3) SECONDARY ARTERIAL STREETS
Feeder or collector stress shown on the Official Highway Map serving as 
means of vehicular travel linking local communities, connecting 
neighborhoods to primary arterials and designed to distribute traffic 
from local generators to tertiary arterials and minor streets.
(4) PRIMARY ARTERIAL STREETS
Through routes shown on the Official Highway Map serving as means of 
vehicular travel linking local regions with each other and with points of 
access to expressways, carrying a heavy flow of traffic but with 
controlled access from intersecting streets and abutting properties.
(5)  FREEWAY ARTERIAL STREETS
Regional routes shown on the Official Highway Map serving as means of 
vehicular travel connecting major population centers and carrying high 
volumes of traffic for considerable distances at maximum safe speed.



TRANSPORTATION TODAY

For 50 years the Township has followed 
a traditional approach to circulation 
planning, which employed separate 
infrastructure for cars, bikes, transit, and 
pedestrians. 
The Comprehensive Plan adopts a 
Complete Streets approach that breaks 
down the traditional separation 
between planning and designing for 
driving, transit, walking, and bicycling. 
Instead, it aims for an integrated, 
comprehensive transportation system 
that supports safe travel for people of all 
ages and abilities, whether walking, 
bicycling, using public transportation, or 
driving.



NEW ZONING CODE ADOPTED 2020

Key concepts/major changes: 
A. Hybrid: Form Based/Euclidean Code
B. Township-wide architectural standards 

established
C. Predominant setback established
D. Institutional Zoning District established
E. Conservation and Preservation Overlay 

District refined
F. Commercial District height standards refined
G. Affordable housing incentives refined
H. MUST Overlay District eliminated
I. Rock Hill Overlay District (ROHO) changed to 

Rock Hill Road District (RHR) and standards 
refined

J. New zoning districts introduced



PROCESS



PROCESS

REVIEW OF BASE DOCUMENTS ANALYSIS OF CURRENT PROVISIONS UPDATE SALDO



PROCESS: PROJECT SCHEDULE

TAC 

Meetings

WG 

Meetings

Public 

Meetings NOV DEC JAN FEB MAR APR MAY JUN JUL AUG SEPT OCT NOV DEC JAN FEB MAR

Phase1 Assessment and Analysis (Month 1 - 4) Monthly As needed 1

Task 1 Project Start-up √ √

Task 2 Best Practices & Organization of Code √ √

Task 3 Audit & Analysis of SALDO √ √

Task 4 Draft Assessment and Analysis Findings √ √

Task 5 Final Assessment and Analysis Findings √ √ 1 B&P

Task 6 Revisions to the Project Schedule and Other adjustments √ √

Phase 2 Drafting New SALDO Regulations (Month 4 - 8) Monthly As needed 2

Task 7 Draft Subdivision & Land Development Ordinance √ √

Task 8 Draft Official Map √ √

Task 9 Testing Code Requirements (MCPC) √ √

Task 10 Revised Draft Ordinance and Map √ √

Task 11 Final Presentation √ √ 2 A

Phase 3 Adoption Process (Month 9 - 13) Monthly As Needed 4

Task 12 Public Meeting Prep, Advertising, Memos √ √

Task 13 Presentation Aids and Graphics √ √

Task 14 Public Meetings √ √ 4 BOC

Phase 4 Implementation (Month 13 - 14) Monthly As Needed 0

Task 15 Training Sessions √ √

Task 16 Guidebook and Handout √ √

Phase 4

2022

LOWER MERION TOWNSHIP SUBDIVISION & LAND DEVELOPMENT CODE

PROJECT SCHEDULE & WORK PLAN

PC, EAC, STC

TASKS

2020 2021Meetings & PresentationsProject Schedule & Work Plan

Phase 1

Phase 3

Phase 2



SUBDIVISION & LAND DEVELOPMENT CODE 
ASSESSMENT



ANALYSIS & ASSESSMENT

•Identify Areas of Improvement and Elements Missing 
from SALDOBest Practices

•Identify which sections of the Code work well and 
provisions that don’t achieve desired resultLand Development 

Case Studies

•Practitioner Responses
•Ease of Use
•Areas for improvement

Survey Results

•Ensure standards align with the vision and 
recommendations set forth in the Comprehensive PlanComprehensive Plan 

Recommendations

•Identify standards to be revised and improvedRecommendations 
from other Plans

NEW & IMPROVED 
LOWER MERION TOWNSHIP 

SUBDIVISION & 
LAND DEVELOPMENT CODE



BEST PRACTICES

Review of adopted 
SALDO ordinances in 

relevant 
communities to 

identify elements 
included

Consider whether 
included elements 

address 
recommendations 

included in 
Comprehensive Plan

Review of applicable 
standards to 

understand if and 
how they ensure 

desired result.

Consider 
implications for 
implementing 

standards in our 
community



BEST PRACTICES

Pennsylvania Examples

Lititz Borough - highlighted

Penn Township (Lancaster County)

West Whiteland Township

Upper Dublin Township- highlighted

Penn Township (Chester County)



LITITZ BOROUGH, LANCASTER COUNTY, PA

• Date SALDO Adopted: February 11, 2010

• Form Based Elements of SALDO: 
• Public Street Frontage Requirements

• Curb, Tree Lawn, Sidewalk, Front Lawn
• Architectural Standards for Traditional Neighborhood Developments
• Lighting Fixture Standards



LITITZ BOROUGH
The Wilbur Lititz
Mixed-Use Building (Multifamily Units, 
Hotel, Restaurant) 

• SALDO Standards Applied:

• Street Tree Standards

• Streetscape Standards

Warwick Woodlands
80 Carriage House & Townhome 
Development

• SALDO Standards Applied:

• Lighting Fixture Standards

• Public Street Frontage 
Standards



Architectural Design 
Standards

• Guidelines are written in a 
general way.

• Pictures are used to 
display desirable design 
standards

LITITZ BOROUGH



GREATER FORT WASHINGTON DISTRICT, 
UPPER DUBLIN, PA

▪ Date SALDO Adopted: May 14, 2019

• Guidelines Include:
▪ Pedestrian Connectivity, Streetscape, Landscape, Green Space & Public Space
▪ Stormwater, Parking, Alternative Transportation
▪ Architectural Form, Street Furniture, Signage

• Form Based Elements of SALDO: Chapter 212-35 and Appendix A

https://codelibrary.amlegal.com/codes/upperdublin/latest/upperdublintwp_pa/0-0-0-15021#JD_212-35.2


Greater
Fort Washington
District
Streetscape Standards

• The SALDO aims for Main 
Street character

Architectural Standards

• Guidelines are written in a 
general – unmeasurable 
form

• Pictures are used to display 
desirable design standards



Greater
Fort Washington
District

Guidelines often appear in a 
general form: 

• “Last-mile transit, multi-use trail 
linkages to existing pedestrian 
and/or trail networks, and the 
proposed Cross County Trail 
shall be provided to the 
maximum extent possible”



Key Takeaways
•Focus on the public realm and relationship between the 

building and streetComplements the Form Based 
provisions of the Zoning Code

•Street trees
•Landscape verge
•Incorporation of civic space

Streetscape Standards

•Provides standards for all travel modesAdvances a Complete Streets 
Approach

•Non-specific standards to provide direction but not limit 
options or overregulateArchitecture

•Clear text and illustrations to demonstrate standards
User Friendly



LAND DEVELOPMENT CASE STUDIES



LAND DEVELOPMENT CASE STUDIES

Case Study Example



LAND DEVELOPMENT CASE STUDIES

Summary Charts
Code Deviations
• Identified in cases of relief

• Natural Features
• Stormwater Management
• SALDO

• SALDO themes not glaring
• Continue inventory of relief

SALDO Sections
• Identified locations of plan 

scrutinized with provisions
• Results identify common 

themes with deviation or 
perceived concern for deviation 
from regulations



SALDO SURVEY RESULTS

Purpose: Obtain feedback from those who use the 
Subdivision and Land Development Code regularly to 
identify areas of the Code that work well and those 
that need to be improved.  

Survey participants: 100+ including civil engineers, 
planners, architects, landscape architects, real estate 
developers and land use attorneys. 
• 25 Responses

Key Results:
• Consistency between other Chapters of the 

Township Code is of concern and should be 
resolved 

• Performance-based landscaping standards should 
be added

• Some design standards should be moved from the 
ZC to the SALDO (i.e. public gathering space)



COMPREHENSIVE PLAN RECOMMENDATIONS

Key Recommendation:  The Subdivision and Land Development Code 
(SALDO) should be updated to better address infill and  retrofit challenges.

CIRCULATION ELEMENT:
• A complete streets approach should be taken to ensure that all modes 

of travel may be accommodated.
• Promote walking and biking as equal modes of transportation for local 

trips within the Township to improve public health.
• Context sensitive streetscape design standards should be addressed.
• Ensure that passenger amenities at bus and rail transportation facilities 

are safe and attractive.

WATER RESOURCES ELEMENT:
• Assess and amend Township codes, as needed, to improve stormwater 

management on existing, new, and redeveloped parking lots.

COMMUNITY FACILITIES ELEMENT:
• Ensure the effective implementation of the recreation provision in 

§135-50.1 of the Subdivision and Land Development Code of Lower 
Merion Township in order to establish and maintain meaningful  
recreation facilities.

VISION FOR LOWER MERION TOWNSHIP
“Preserve Lower Merion’s classic residential 
neighborhoods, including the Township’s 
institutions, parks, and natural environment, 
and reinvest in the township’s village cores 
and commercial areas to improve walkability, 
expand transit use, and encourage design 
excellence.”

Comprehensive Plan, 2016



PEC INITIAL AUDIT/RECOMMENDATIONS FOR SALDO



PEC INITIAL AUDIT/RECOMMENDATIONS FOR SALDO

GOAL: 
Improved Water Quality Through Increased 
implementation of green stormwater management 
practices

PROPOSED ACTIVITY:
Conduct in-depth audit of Lower Merion’s Ordinances to 
identify codes & policies presenting biggest barriers to 
Green Stormwater Infrastructure implementation



PEC INITIAL AUDIT/RECOMMENDATIONS FOR SALDO



PEC INITIAL AUDIT/RECOMMENDATIONS FOR SALDO



CODE RECOMMENDATIONS & 
POLICY DIRECTION



ORGANIZATION OF NEW SUBDIVISION CODE

Enabling Legislation: PA Municipalities Planning Code Section 503(1) 
• Organized for Ease of Use
• Incorporate Innovative Planning Tools & Form Based Elements
• Align with new Zoning Code 

Organization
• Article 1: General Provisions
• Article 2: Definitions 
• Article 3: Plan Filing, Processing, and Review 
• Article 4: Design Standards
• Article 5: Article 5: Landscape Standards 
• Article 6: Mobile Home Park Standards 
• Article 7: Improvement Construction Requirements 
• Article 8: Special Studies and Reports
• Article 9: Administration, Fees, and Enforcement
• Article 10: Amendments, Validity, and Repealer
• Article 11: Traffic Impact Fee



TRANSPORTATION

COMPLETE STREETS
Based on Functional Classification of Roads (Comprehensive Plan)

Example:



TRANSPORTATION

• Main Street Focus Areas 
(Comprehensive Plan)

• Specific locations: TC, VC districts:
• Lancaster Avenue
• Montgomery Avenue
• Gladwyne

• Streetscape guidelines that could be 
modified for each context include:

• Street trees
• Other landscaping
• Sidewalk width
• Street lighting
• Street furniture (benches, 

planters, trash cans, signage)

CONTEXT SENSITIVE STREETSCAPE DESIGN
Non-Residential Development



TRANSPORTATION

CONTEXT SENSITIVE STREETSCAPE DESIGN
Focus on Residential Developments on Arterial Roads

• Specific residential streetscape 
standards that leverage on existing 
infrastructure

• Focus on walkable neighborhoods, 
near schools, transit and 
commercial districts 



TRANSPORTATION

STREET TREES: SOIL VOLUME STANDARDS
Street Trees: Soil Volume & Structural Soil Standards
Street trees provide several benefits to the community by 
softening and beautifying roadway corridors, creating a canopy 
to mitigate heat impacts of pavement, providing shade, and 
improving pedestrian safety. 

• SALDO currently requires shade trees to be located on both 
sides of all streets at a minimum spacing of the street of 30 
feet on center. 

Standards such as soil volume, soil composition, and structural 
soil have the positive effect of:
• Decreasing the biotic and abiotic stresses on urban street 

trees by allowing for root growth & aeration of the root zone.
• Reducing soil compaction.
• Improving site limitations to improve plant root growth and 

development. 



STREET TREES: SOIL VOLUME & STRUCTURAL SOILS

Staff is recommending the following elements be included in the new SALDO Code:

Tree Pit Dimensions 
for Soil Volume

Suspended Pavements 
/ Floating sidewalks

Structural Soils Soil Cells



TRANSPORTATION

TRANSPORTATION DEMAND MANAGEMENT
Transportation Demand Management (TDM) are strategies used to inform and 
encourage travelers to maximize the efficiency of a transportation system leading 
to improved mobility, reduced congestion, and lower vehicle emissions.

2020 Lower Merion Township Adopts first TDM Policy in Region. TDM Ordinance 
delayed due to COVID-19 impacts. 

TDM Plan Requirements: 
• Carpool and vanpool preferential parking designation; 

• Bicycle parking facilities and site designation; 

• Commuter matching services; 
• Transportation information displays, ride sharing promotional materials and 

updated bicycle route and trail maps. 

POLICY QUESTION: Incentivize or Require TDM Plans with new development?



TRANSPORTATION

BUS STOP DESIGN GUIDELINES



TRANSPORTATION

BUS STOP DESIGN GUIDELINES

• Establish bus stop design guidelines to provide consistency, 
continuity, and to ensure installation of attractive amenities at 
bus stops along Lower Merion roadways.

• Incorporate SEPTA’s Bus Stop Design Guidelines

• Transit Facility Improvements are incentivized in City Avenue 
District (Floor Area Ratio Increase). Negotiated elsewhere.

• Require maintenance agreements with developers at time of 
installation. 



TRANSPORTATION: ELECTRIC VEHICLE (EV) STANDARDS

ELECTRIC VEHICLE (EV): A vehicle that operates either partially or exclusively 
on electrical energy, provided by a rechargeable battery or other energy 
storage source, which can be charged by connection to the electric power 
grid. This term includes a battery electric vehicle, or plug-in hybrid vehicle.

ELECTRIC VEHICLE CHARGING STATION (EVCS)
A public or private parking space that is served by and accessible to EV 
battery charging equipment which is supported by appropriate EVCS 
infrastructure.

A. LEVEL 1 EVCS - An EVCS utilizing an electric voltage up to 120 volts.

B. LEVEL 2 EVCS - An EVCS utilizing an electric voltage of up to 240 volts.

C. LEVEL 3 EVCS - An EVCS utilizing electric voltage of 480 to 600 volts

Zoning Code – defines but little regulation

§ 155-8.6 (4)
Electric vehicle parking 
spaces. (Reserved)

§ 155-3.5.F(1)(h)
Electric vehicle charging 
station structures and 
equipment are prohibited 
in frontage yards

https://ecode360.com/35685634#35685634


TRANSPORTATION: ELECTRIC VEHICLE (EV) STANDARDS

Trends include incorporation for Single Family Units with a 
Driveway, Multifamily Dwellings and Commercial Developments. 
Requirements are developed based on the specific use and the 
number of Parking Spaces. 
• SALDO would only capture single family with a subdivision. A 

potential amendment to the building code can be explored 
independently.

• SALDO would be applicable to multi-family, mixed use, and 
commercial development. 

• Challenges with Multi-Family Developments- Rentals
• Less charging feasibility for these rental units, unless there 

are dedicated parking spaces and building owners 
committed to upgrade.

• Challenges for Commercial Facilities
o Would requiring EV Readiness for Level 2 charging for 

commercial construction produce significant benefits. 
o Is there substantial demand for usage of such chargers.



TRANSPORTATION: ELECTRIC VEHICLE (EV) STANDARDS

Electric Vehicle Charging Stations 

Establish standards for electric vehicle charging stations in SALDO.

Readiness for Electric Vehicle Charging:

Research indicates that at least 26 state or local jurisdictions have enacted 
some form of EV readiness corresponding to one of the 3 following formats:

• EV Readiness is a term commonly used to refer to installation of EVSE 
infrastructure at the time of construction, for the purpose of minimizing the 
cost and effort of installation a charger. 

• EV Ready is a defined term, describing an infrastructure installation which 
includes a surface termination box, into which a charger would be attached. 

• EV Capable means an installation which stops short of the surface 
termination box.

Lower Merion Ordinance would mainly focus on EV Ready requirement. A 
combination of a percentage of EV Ready and EV Capable may also be more 
desirable based on the Use. 

Sample Standards:

Construction shall include the electric 
charging infrastructure necessary to 
accommodate the hard wire 
installation of Level 2 Electric vehicle 
charging Equipment. 

At a minimum this shall include a 240 
volt/40 amp outlet on a dedicated 
circuit having 50 amp capacity, and 
installation of conduits running from 
the power source to suitable charging, 
with a surface termination box at such 
locations.



GREENING: GREEN PARKING LOT 

Green Parking Lot Standards 

Establish green parking lot design standards. Consider using a 
performance-based greening standard. 

Relevant Comprehensive Plan Recommendations:
• W6.a. Assess and amend Township codes, as needed, to 

improve stormwater management on existing, new, and 
redeveloped parking lots.

Relevant Existing Ordinance Sections:
• Natural Features Conservation §101-9.B. requires:

→ Perimeter planting areas of trees and shrubs (5-15 feet 
wide)

→ One planting area (340 sq. ft.) per 12 parking spaces 
(new or redeveloped lots)

→ “Bordered appropriately to prevent erosion or 
damage from automobiles” Allow curb openings for 
stormwater runoff to flow into planted areas

*These Standards will be in the Natural Features Code.



GREENING: GREEN PARKING LOT 

Benefits of Green Parking Lots

Minimize Heat Island Effect by maximizing Shading and 
Greening. 

Promote infiltration and naturalized drainage to protect 
local water quality

Integrate built and natural environment and built 
environment more efficiently

Provide safe passage and walkways for pedestrians in 
parking lots. 

Local Examples:
Cheltenham Township’s new SALDO specifies a 
percentage of the “vehicular use area” that must be 
landscaped based on the total vehicular use area on 
the site. Perimeter landscaping is also required to 
screen the parking area (see illustrations below).

Potential Changes:

Perimeter Planting Areas:

Lower Threshold for applicability from 15,000 square feet 
(101.9B) to 8,000 square feet or 20 or more parking spaces. 
Refine the perimeter parking area standards with an integrated 
application of the green parking lot ordinance elements. 

Parking Lot Perimeter requiring more Canopy Trees and 
installation of Bioretention, such as bioswales or rain gardens. 
Establishing Planting Densities in the Bioretention Areas. 



GREENING: GREEN PARKING LOT 

Potential Changes:

Redevelopment of Existing Parking Lots-
Establishing a Threshold for compliance when a 
building is expanded a certain percentage than the 
parking lot would be retrofitted to current 
standards.

Establishing Plant Selection Diversity. 

Smart Design elements to parking lot Standards to improve 
pedestrian circulation and safety could be incorporated in the 
SALDO:

• Require Clear dedicated pathways into the parking lot and direct 
connections to focal points.

• Integrate other required design elements such as bike parking, 
Electric vehicle charging stations, bus shelters into the parking lot 
design.

• Separate Pedestrian areas from Vehicles by using landscape 
islands and medians for pedestrian walkways. Balance and 
ingrate planted islands with pedestrian access. 

• Provide pavement striping, crosswalks, and pavement markings 
for pedestrians.

• Traffic control and calming elements can be incorporated with 
larger parking lots. 

• Dedicated Pedestrians drop off areas with Building entry plazas

• Consider pedestrian plaza areas to provide gathering areas. 
Images from MCPC Sustainable 
Green Parking Lots Guidebook



BUFFER PLANTING DESIGN 

Buffer Planting: Buffering is a planning concept that is intended to mitigate 
visual and audible impact of higher intensity uses upon lower intensity uses. 
Buffer plantings should provide a screen of sufficient height to constitute an 
effective screen and give maximum protection and immediate visual 
screening to an abutting property. 

Code provisions to regulate buffer planting requirements 
are currently provided in the:
• Natural Features Code; 
• Subdivision and Land Development Code (SALDO); and
• Zoning Code. 

Staff recommends that the buffer area standards be 
synthesized and that enhanced landscape and screening 
buffer design guidelines be provided as the SALDO is 
updated. 

BUFFER AREA: A designated area at the perimeter of a lot, densely 
landscaped its full width with trees and shrubs, as a visual and 
ambient screen to protect residential property from impacts of other 
uses.

https://ecode360.com/attachment/TR1485/Figure%2052.3.tif.png


BUFFER PLANTING DESIGN 

Research indicates that many local jurisdictions have enacted 
some form of buffer standards in their SALDO or Zoning 
standards. Staff looked at eight municipalities for standards and 
noted similar guidelines for prescribing buffers, which included:

• Performance-based standard for creating the buffer.
• Visual screen maturity 

• Buffer “classes” based on proximity to dissimilar or conflicting 
zoning uses.

• Softening vs. Screening
• Requirement for a variety of landscape materials to ensure 

biodiversity and species richness. 
• Species variety informs buffer planting health



GREENING STANDARDS

Greening Standards: The greening standards are 
intended to help create a balanced, ordered 
street with regular and consistent placement of 
street elements in commercial districts. Within 
this framework, there is room for variety and 
flexibility, while maintaining a cohesive 
character.

• Added to SALDO in 2005.

• Greening Standards in Subdivision & Land 
Development Code Section 135-41.4 apply in TC, 
VC, BMV, RHR, and CAD Districts. 

• BMV 3 & 4: imperious increase from 70% to 
100% with compliance with greening 
standards. 

• Greening Standards are based on linear feet 
of frontage in the category of building 
addition, new building, and district.

• Require points from different categories.



GREENING STANDARDS

• Improving the appearance of the commercial areas through additional 
greenery towards a common vision of an attractive and green 
commercial area is a major focus of the Comprehensive Plan’s 
commercial land use recommendations. 

• Per SALDO survey and staff comment- Greening Standards are difficult 
to apply and can be redundant, between public gathering space, street 
tree, natural features requirements.

The aim of revisions will be to will include 
guidelines for the design and placement of 
streetscape elements to create a safe, 
attractive, and functional public realm within 
the Township’s commercial areas.



PUBLIC GATHERING SPACES

Public Gathering Space (PGS): Private outdoor space where 
the public is directly or indirectly invited to visit or permitted 
to congregate. 

• Currently incentivized in TC1 (height), CAD (FAR) & BMVD 
(height)

• PGS standards vary by district, with CAD having the 
most specific standards.

ZONING → SALDO
• Relocating standards to SALDO allows for greater flexibility 

for infill development designing to existing conditions.
• Increased standards ensure that the location and design of 

the PGS is integrated into the site design, rather than an 
after thought. 



PUBLIC GATHERING SPACE

SALDO PGS Principles:
• Open and inviting at the sidewalk

• Easily seen and understood as open to the public
• Conveys openness and maintains clear sightlines through low 

design elements and generous paths leading into the plaza
• Provides seating and amenities adjacent to the public sidewalk

• Accessible
• Located at a similar elevation as the sidewalk/pedestrianway
• Enhances pedestrian circulation

• Safe and secure
• Contains easily accessible paths for ingress and egress
• Oriented and visually connected to the street
• Well lit

• Comfortable and engaging
• Promotes use and comfort by providing essential amenities
• Accommodates both small groups and individuals with a variety 

of well-designed, comfortable seating
• Balances open areas with greenery and trees



RECREATION & COMMUNITY AMENITIES

Applicability: 

• Required for Developments of three or more Residential 
Units.

• Set Aside 15% of the land area for Recreation Purposes or 
Pay a fee-in-lieu for the amount of units. 

• Enabling Legislation PA MPC Section 503.

• Current Amount is $3,000.00 per unit.

• First Adopted in 2006, amended in 2017 and 2018.

How are Funds Used?

• To provide, acquire, operate or maintain park or 
recreational facilities reasonably accessible to the 
development. 

Expand Applicability:
• Potential options to expand the recreational land 

provisions to apply to commercial and institutional 
development.

• Establish clearer guidance on what must be included 
in the 15% set side area for the dedicated open space 
based upon the intensity of the development.  

• Option to increase the current fee-in-lieu on an 
annual basis.  

RECREATIONAL LAND OR FEE-IN-LIEU



RECREATION & COMMUNITY AMENITIES

OFFICIAL MAP

WHAT IS AN OFFICIAL MAP?
• Planning tool authorized by the PA 

Municipalities Planning Code, Article IV 
which serves as notice of reservation 
of land for future public use.

• Official declaration of the Township’s 
interest in acquiring private lands for 
public purposes like:

• Proposed streets, parks, open 
spaces, trails, transit routes, and 
flood control and stormwater 
management facilities

• Official Maps are not to be confused 
with a municipal base map, street map, 
or zoning map, or maps in a municipal 
comprehensive plan. 

Chapter 107 – Official Map
Adopted by the Board of 
Commissioners of the Township 
of Lower Merion 4-25-2012
107-4 Establishment
• The following Official Map(s) 

are hereby adopted and 
incorporated by reference in 
this chapter and, taken 
together, shall be the Official 
Map of the Township of 
Lower Merion:

• A. The Official Highway 
Map.

• B. The City Avenue 
District Official Map.



RECREATION & COMMUNITY AMENITIES

OFFICIAL MAP

• Allows opportunity for the Township to 
acquire property, or rights thereto, for a 
public use before development or 
redevelopment occurs, and does not itself 
constitute a municipal taking of private 
property.

• If a property owner notifies the municipality 
of intention to subdivide or develop land that 
is identified on an Official Map, the 
municipality has one year to either purchase 
the land, come to an agreement with the 
developer, condemn the land, or choose not 
to pursue the acquisition.

Select Comprehensive Plan RecommendationsHOW DOES IT WORK?

F. Implement the City Avenue Official Map (Map C9), and 
update the map to extend the Cynwyd Heritage Trail from 
Cynwyd Station to Bala Station. Explore additional 
connections to the Cynwyd Heritage Trail at Union Avenue. 
Fully link the trails and public gathering spaces along the 
Cynwyd Heritage Trail and the Pencoyd Trail with trails and 
gathering spaces shown on the City Avenue Official Map. 

C. Employ the Official Map to designate desired locations for future public open space.

A. Use the Official Map provisions of the Pennsylvania Municipalities Planning Code (MPC) to designate locations on appropriate 
institutional properties for future public facilities, including play fields.



RECREATION & COMMUNITY AMENITIES

OFFICIAL MAP EXAMPLES
Chambersburg Borough, Franklin 
County, enacted an Official Map 
to help implement a plan of 
future traffic improvements 
including street widenings, 
extensions, new connectors, 
realignments, and traffic pattern 
changes throughout the 
borough.

Chestnut Hill Township, Monroe 
County, uses an Official Map to 

reserve lands for road and 
intersection upgrades for improved 

safety and traffic flow at multiple 
locations in the township and identify 
conservation lands of high priority for 
preservation by township acquisition 

or landowner donation.



IMPACT STUDY REQUIREMENTS



IMPACT STUDY REQUIREMENTS

Impact Assessment Contents
Impact Assessments begin with a threshold for identifying the 

requirement to provide analysis. For example, the square footage of 
development, amount of impervious coverage from land 

disturbance or location within a specific district.

The contents of impact assessment report should generally address 
the following steps:

1. Prepare a Research Plan
a. Identify objective of adverse impact or challenge

2. Contract and Staff the Impact Assessment
a. The newly researched objective must be documented and 

monitored
3. Carry out the Field Research and Analyze its Results

a. The second stage in research is analysis of whether policy is 
addressing intended results

4. Disseminate the Impact Assessment Findings
a. Informing the public through reports and updates

Impact Studies Currently Required: 
• Traffic Impact Study

• Act 209 Transportation Service Areas

• Environmental Impact Study

• Historic Resource Impact Study



IMPACT STUDY REQUIREMENTS

Type of Impact Studies Description

Economic
(EIS)

 Estimate changes in employment, income, and levels of business activity
 Consider range of economic from changes in the composition of the regional economy, including impacts on jobs, 

employee compensation, and sales that are attributable to new economic activities, programs, or events.
 Commonly rely on Input-Output software models to estimate multiplier effects

Community Facilities 
Impact Study

 Assess project costs and revenues likely to occur as a result of a development, policy, or program.
 Primary interest in substantial changes in population and/or service demands on the Township, county and/or 

school district.
 Seeks to connect planning and local economics by estimating the public costs and revenues resulting from 

property investments.
 Determines whether local government can meet new demands for services, or must raise taxes to meet new 

service demands

Transportation/Traffic
(TIS/TIA)

UPDATE REQUIREMENTS

 Determines the traffic generation or circulation patterns in new developments
 Assist in negotiating mitigation where off-site impacts require improvements.
 May act as the basis of levying impact fees or assessing developer contributions.

POLICY QUESTION: Require an economic or community facilities impact study?



PROCESS: DE MINIMUS PLAN

ADMINISTRATIVE REVIEW OF MINOR IMPROVEMENTS 
• Determine appropriate thresholds for de minimis improvements 

• e.g., maximum number of parking spaces, building addition of a maximum footprint

• Building and/or grading permit required

• Zoning compliance required
• Engineering review required

• e.g., site access, landscaping, stormwater management
• Build in disqualification clauses
• Plan is recorded



NEXT STEPS



PROCESS: PROJECT SCHEDULE

TAC 

Meetings

WG 

Meetings

Public 

Meetings NOV DEC JAN FEB MAR APR MAY JUN JUL AUG SEPT OCT NOV DEC JAN FEB MAR

Phase1 Assessment and Analysis (Month 1 - 4) Monthly As needed 1

Task 1 Project Start-up √ √

Task 2 Best Practices & Organization of Code √ √

Task 3 Audit & Analysis of SALDO √ √

Task 4 Draft Assessment and Analysis Findings √ √

Task 5 Final Assessment and Analysis Findings √ √ 1 B&P

Task 6 Revisions to the Project Schedule and Other adjustments √ √

Phase 2 Drafting New SALDO Regulations (Month 4 - 8) Monthly As needed 2

Task 7 Draft Subdivision & Land Development Ordinance √ √

Task 8 Draft Official Map √ √

Task 9 Testing Code Requirements (MCPC) √ √

Task 10 Revised Draft Ordinance and Map √ √

Task 11 Final Presentation √ √ 2 A

Phase 3 Adoption Process (Month 9 - 13) Monthly As Needed 4

Task 12 Public Meeting Prep, Advertising, Memos √ √

Task 13 Presentation Aids and Graphics √ √

Task 14 Public Meetings √ √ 4 BOC

Phase 4 Implementation (Month 13 - 14) Monthly As Needed 0

Task 15 Training Sessions √ √

Task 16 Guidebook and Handout √ √

Phase 4

2022

LOWER MERION TOWNSHIP SUBDIVISION & LAND DEVELOPMENT CODE

PROJECT SCHEDULE & WORK PLAN

PC, EAC, STC

TASKS

2020 2021Meetings & PresentationsProject Schedule & Work Plan

Phase 1

Phase 3

Phase 2



PROCESS: TESTING

POLICY QUESTION: TESTING

Phase 1 – Site Selection: To be completed before the first SALDO draft is completed. 
• Select 8-10 sites with recent land development proposals under the new zoning code.

Phase 2 – MCPC Testing: 3 weeks 
• Internal testing of 3-5 sites of different characteristics
• Summarize interim results

Phase 3 – External Testing: 3 weeks
• 4-5 outside professionals (e.g., engineers, architects, planners) will conduct testing of additional 

sites of different characteristics.

Phase 4 – Wrap-up: 2 weeks
• LMT and MCPC will host a meeting (online/in-person) for presentation and discussion of results. 

This meeting will be scheduled immediately after Phase 3 is completed.

The results will be used to refine the SALDO prior to the adoption of the new Code. 
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