
















































































Satisfying Project Needs Evaluation
Project Needs Evaluation
New Train Station A new train station facility would be constructed.  The alternative would include a pedestrian 

bridge over the railroad line. 
Transit Plaza A mixed-use center would be located adjacent to the train station. This area would contain a 

parking garage, o�  ce and retail space, residential units, and theater.     
Parking Demand This alternative would provide for a parking structure that would accommodate parking 

needs.    
Revitalization of the Ardmore Business 
District

The proposed mixed-use development along with additional parking, new transit center, 
o�  ce and retail space would address revitalization needs.  

Streetscape and Way� nding This alternative includes streetscape and way� nding improvements.
Bus Stop Improvements This alternative would include bus stop improvements.
Master Plan Consistency This alternative is consistent with the Ardmore Master Plan. 

Conclusion
The Strategic Realty Ardmore Transit Village Alternative addresses certain elements of the needs, however, it does not provide the best accessibility and circulation solutions around the train station.

Description
In response to the Lower Merion Township Request for Proposals for the Ardmore Transit Center Project, Strategic 
Realty Investments submitted a proposal for the Ardmore Transit Center Project. Strategic Realty Investments proposed 
alternative involves the construction of a new train station building with o�  ce and retail space. A mixed-use building 
containing retail space, residential units, a community theater, and parking garage would be built on the Amtrak/
SEPTA/Municipal parking lot properties. This alternative would also involve the development of the Ardmore West, 
Public Safety, Cricket, Bernicker, and Schau� elle lots to include mixed-use elements such as retail space, residential 
units, parking, and green space. General features of the total development include:

Train Station facility � 
Building height of several stories � 
229 Residential Units� 
74,000 square feet o�  ce and retail space� 
925 parking spaces (from all lots) � 

Potential Environmental Impacts
Potential Environmental Resource Impacts Evaluation

Historical Impacts Ardmore Commercial Historic District and Pennsylvania Railroad: No 
properties contributing would be impacted. Need to assess potential 
visual impacts. 

Potential Archaeological Resources This alternative will require an archaeological resource investigation. 
Section 4(f ) Resources No potential Section 4(f ) use.  
Property Acquisitions SEPTA/Amtrak/Municipal parking lot acquisitions and/or leasing.  Ardmore 

West, Cricket, and Schau� elle lots potential acquisitions and/or leasing.  
Residential Displacements None  
Business Displacements None  

16 - Strategic Realty
Ardmore Transit Village
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2.3 Summary of Conclusions and Identification of the Proposed Action  

A range of alternatives to the Proposed Action were identified within the project study area and 
vicinity. These alternatives were evaluated in terms of meeting the need for a new train station 
with retail/commercial space capacity, transit plaza, mixed-use town center, existing and future 
commuter parking demand, streetscape and wayfinding signage, bus stop improvements, 
master plan consistency, and impacts on environmental resources (Appendix A, Matrix of 
Alternatives). The range of alternatives includes:  
 

1 – No-Build  
2 – Alternative Master Plan Concept 1 (proposed by Local Business Owner)  
3 – Alternative Master Plan Concept 2 (proposed by the Berwind Property Group)  
4 – Alternative Master Plan Concept 3 (proposed by Jean Wolf )  
5 – Schauffele Lot/Gateway Lot 
6 – Gateway Lot – Limited Demolition with In-Fill  
7 – Gateway Lot – Ardmore Transit Center Option B  
8 – Gateway Lot Option 2.5a – Ardmore Transit Center Plan  
9 – Gateway Lot Option 2.5b – Under MUST Zoning  

10 – Gateway Lot Option 3.1 – Expanded Site under MUST Zoning  
11 – Urban Land Institute Recommendations 
12 – BET Investments:  Ardmore Transit Center 
13 – Dranoff Properties:  Ardmore Towne Center 
14 – EBL&S Development:  Ardmore Green 
15 – Mariner Properties:  The Cricket Club 
16 – Strategic Realty:  Ardmore Transit Village 

 

The results of the alternatives analysis indicate that the Master Plan Concepts 1, 2 and 3 do not 

address all project needs. Master Plan Concepts 1 and 3 do not provide the best overall solution 

to improve traffic circulation at the train station area. These alternatives offer limited mixed-use 

development opportunities due to the size of the development area. The Master Plan Concept 

2, proposed an underground parking structure that would be more costly than an above ground 

facility. The Schauffele Lot/Gateway Lot alternative addressed some of the project needs, 

however, this option does not meet the future parking demand. Similarly, the Gateway Lot 

option with limited demolition and in-fill development does not meet the future parking demand 

and the small square footage of the mixed-use component offers limited opportunities for 

development.  The Urban Land Institute recommendation does not address existing, commuter 

and future parking needs. It also does not provide for new ADA-accessible transit facilities.  

The Gateway Lot Options B, 2.5a. 2.5b and Option 3.1 meet the majority of the project needs 
and the objectives of the Ardmore Master Plan. However, these Gateway Lot Options would 
have a major impact on the business district and environmental resources. The Gateway Lot 
Options could result in up to 11 property acquisitions and the displacement and relocation of 
several businesses and residents. These alternatives would be in conflict with the Township’s 
resolution that eminent domain would not be used in Ardmore for the purpose of private 
enterprise, development, and gain. Also, these alternatives would involve the use of the 
Ardmore Commercial Historic District, a Section 4(f) resource. The Options were not given 
further consideration.  

As a result of the planning process and the alternatives analysis, the Dranoff Properties Plan for 
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the Ardmore Transit Center was selected as the Proposed Action (Preferred Alternative). The 
Ardmore Station, parking garage, a mixed-use multi-storied building along with associated 
pedestrian and vehicular traffic improvements comprise the “Ardmore Transit Center Project”. 
The Ardmore Transit Center Project addresses the project purpose and needs. This alternative 
includes a new train station in the area of the existing station and a transit plaza area that would 
improve pedestrian and vehicular traffic circulation around the train station area. The 
improvements would address ADA requirements. A parking garage and mixed-use multi-storied 
building would be constructed adjacent to the new train station. The parking garage along with 
other roadway improvements would address existing and future parking needs. The mixed-use 
building would also include street level retail space and upper level residential units. These 
improvements would address the revitalization plan for downtown Ardmore. The Ardmore 
Transit Center – Dranoff Plan is consistent with the Lower Merion Township Ardmore Master 
Plan. The Dranoff Plan would also include green space, an Amphitheater, and parking at the 
Schauffele Lot. The Ardmore Transit Center Project would not involve acquisition of privately 
owned properties. The Ardmore Transit Center Project would not involve the demolition of 
properties that contribute to the Ardmore Commercial Historic District. The Ardmore Transit 
Center Project will not result in a Section 4(f) use on the Ardmore Commercial Historic District.  

2.4  Description of the Proposed Action  

The Proposed Action involves the construction of the Ardmore Transit Center.  The Ardmore 
Transit Center would be located within the Ardmore Business District. There are three principal 
components of the Ardmore Transit Center:  

 Ardmore Station - Location would be in the existing train station area 
 

 Parking Garage – Location would be in the existing municipal parking lot  
 

 Mixed-use Building with below grade parking for residents – Location would be 
existing SEPTA/Amtrak and Municipal (Athensville) Lots  

 
Ardmore Transit Center  
 

Ardmore Station  
 

 Train Station building would be constructed in the area of the existing station and 
along Station Avenue. The Train Station building will be approximately 3 stories 
with the street level containing SEPTA and Amtrak ticket offices, passenger 
waiting areas, associated amenities, and retail space for a coffee shop. The 
upper level will be for commercial uses.  

 

 The architecture of the Ardmore Train Station building will be compatible with the 
Ardmore Commercial Historic District 

 

 Contain high-level platforms  
 

 Provide ADA access  
 

 Include commuter drop-off/pick-up area and taxi stand  
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 An ADA compliant accessible pedestrian bridge would be constructed over the 
railroad line to provide pedestrian connection with Suburban Square  

 
Existing SEPTA/Amtrak/Municipal Surface Parking Lots 

  

 A new “Main Street” would be constructed in the area of the existing 
SEPTA/Amtrak/Municipal surface parking lots and would connect to Station 
Avenue and Rittenhouse Place. Main Street would be parallel to Lancaster and 
Coulter Avenues. There would be sidewalks on both sides of the street along 
with metered parking spaces and streetscape features.  
 

 A new multi-story parking garage to provide approximately 450 parking spaces 
and will be designed to be compatible with the architecture of the Ardmore 
Commercial Historic District, Ardmore Design Guidelines, and the Architectural 
Requirements of the Mixed-use Special Transit Overlay Zoning Ordinance. 
 

 A mixed-use multi-storied building would be constructed along Main Street and 
would be connected to the new Ardmore Station building via the circulation tower 
(clock tower). Retail shops would be located at street level. The building will 
consist of below grade residential parking, estimated at 109 parking spaces. 
There will be commercial space and residential units occupying the upper levels. 
The architecture will be compatible with the Ardmore Commercial Historic 
District.    

 
Streetscape and Wayfinding Improvements  

 
Streetscape and wayfinding features will be included and constructed as specific 
locations within the Ardmore Business District.  

 
Pedestrian/Commuter Traffic Improvements  

 

 Improved pedestrian crosswalks  
 

 Improved bus stops  
 

Vehicular Traffic Circulation Improvements 
 

 Cricket Avenue north of Lancaster Avenue to become one-way northbound. 
 

 Create transit plaza area at the new Ardmore Station with a drop-off/pick-up area 
and taxi stand. 
 

 Improve traffic flow and operations along Station, Anderson, and Lancaster 
Avenues. 

 
The Township officials, SEPTA, Amtrak, the FTA, the community, the Dranoff Development 
Team, environmental resource agencies, and other stakeholders will continue coordination and 
collaboration activities to advance the Ardmore Transit Center Project. Section 3 of this 
Environmental Assessment describes the existing environmental conditions, impacts, and 
mitigation based on the Proposed Action.  
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3. EXISTING CONDITIONS, IMPACTS AND MITIGATION 
 
This Section describes the existing conditions and the assessment of impacts based on the 
Proposed Action. 
 

3.1.  Land Use and Zoning  
 

3.1.1.  Existing Conditions – Land Use  
 

The Ardmore Transit Center Project area is bounded by Coulter Avenue to the north, Anderson 

Avenue and Cricket Avenue to the west, Cricket Terrace to the south, and the Bernicker Lot to 

the east. The area incorporates five land uses: commercial, mixed-use, municipal/institutional, 

open space, and surface parking, as shown in Figure 3-1, Existing Land Use Map.  

 
The core area of the proposed Ardmore Transit Center Project is located on the site of the 
existing Ardmore SEPTA/Amtrak Station, and includes the SEPTA/Amtrak surface parking lot, 
and municipal surface parking lots. The SEPTA/Amtrak parking lots have a total of 100 spaces 
for commuters (Athensville). The municipal surface parking lot is adjacent to the SEPTA/Amtrak 
lot and has approximately 114 spaces.  
 
The predominant land uses along Lancaster Avenue and throughout the project area are 
commercial and mixed-use, with commercial and retail businesses on the ground floor and 
residential units above.  

 
 

 
Amtrak/SEPTA Parking Lot 

 

 
 
 
 
 
 
 
 
 

Commercial buildings at the intersection of  Mixed-use buildings along Lancaster Avenue. 
Lancaster and Station Avenues.  
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Figure 3 - 1   Existing Land Use Map 
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In addition to the parking lots near the train station, there are other parking lots within and 
adjacent to the project area: Schauffele parking lot located along Cricket Terrace; Cricket 
parking lot located along Cricket Avenue; Bernicker lot along Lancaster Avenue, adjacent to the 
Township Administration Building; and the Ardmore West lot is accessible from Lancaster 
Avenue.  
 

The area north of the railroad line includes a three-story commercial building which is part of 
Suburban Square, and another surface commuter parking lot of 95 spaces, accessible only from 
Coulter Avenue. 

 

Schauffele Plaza open space along 
Lancaster Avenue buffering surface 
parking.    

Parking lot between Lancaster 
Avenue and Cricket Terrace. 

Suburban Square is a pedestrian-oriented outdoor mall comprised of retail and commercial 

businesses.  
 

3.1.2.  Impacts  
 
The construction of the primary components of the Ardmore Transit Center Project will impact the 
existing SEPTA/Amtrak and Municipal surface parking lots. These surface parking lots would be 
replaced with the new Ardmore Train Station, parking garage, mixed-use multi-storied building with 
street level retail space, and residential units. A new roadway “Main Street” will be constructed in 
this area and will connect to Station Avenue and Rittenhouse Place. The changes proposed to the 
area are consistent with the Ardmore Master Plan. The Ardmore Transit Center Project will not 
result in changes to mixed-use, institutional, retail, and commercial land uses in the project study 
area. The proposed project is compatible with surrounding land use and changes to the existing 
land uses will not result in any significant impact.  
 

3.1.3.  Mitigation  
 
The construction of the Ardmore Transit Center will be developed in phases for the purposes of 
avoiding interruptions to transit operations and impacts to the surrounding properties. The existing 
station and commuter parking lots will be maintained and operational until the transition phase 
when first the parking garage and then the new station will be completed.   
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3.1.4.  Existing Conditions - Zoning  

 

According to the latest revised zoning map of Lower Merion Township and the Chapter 155 

Zoning from the Code of Lower Merion Township, the project area has parcels within two zoning 

districts. The majority of the Ardmore Transit Center Project is zoned Ardmore Special 

Development District (ASDD1), which allows for mixed-use development with business services 

commercial and higher density residential uses. (See Figure 3-2, Existing Zoning Map.)  

 

The Zoning Chapter 155 was updated in 2007 to include the Mixed-Use Special Transit District 

(MUST). The MUST was established as an overlay zoning district to encourage the 

development of transit-supportive mixed-use neighborhoods. The MUST provides a zoning 

overlay for all commercially zoned lots in the Ardmore Development District that are located 

within a 1,500 feet radius of the Ardmore Train Station. The MUST provides the dimensional 

standards for development, design standards, and density requirements.  

 

3.1.5.  Impacts  

 
The Ardmore Transit Center Project involves transit improvements and transit-supportive mixed-
use development features that are consist with the MUST. The proposed project is consistent 
with MUST and therefore will not result in any significant impact.   

 
3.1.6.  Mitigation  

 
The project will be developed in accordance with the Township’s land development process and 
include coordination with the Township’s Historical Architectural Review Board (HARB), 
adjacent property owners, community groups, SEPTA, Amtrak, and other stakeholders to make 
certain that the goals and conditions are addressed. 
 

3.2.  Land Acquisition and Displacements  
 

3.2.1.  Existing Conditions  
 

The proposed Ardmore Transit Center Project will not require acquisition of business or 

residential properties. The Ardmore Transit Center Project will require the acquisition and/or 

long-term leasing of the SEPTA/Amtrak and Municipal (Athensville) parking lots for the 

construction of the Ardmore Train Station, the mixed-use building, and proposed “Main Street”. 

The SEPTA /Amtrak parking lot is owned by Amtrak but leased by SEPTA. The Municipal lot is 

owned by the Township. A pedestrian bridge over the railroad line is proposed. Air rights and 

other requirements will need to be reviewed and approved by Amtrak.  
 

The Dranoff Plan for development includes the Ardmore West, Schauffele, and Cricket lots. 

These lots are owned by the Township. The development of these lots do not involve federal 

funding. Acquisitions and associated uses for Ardmore West, Schauffele, and Cricket lots will be 

further defined during the next phases of the redevelopment plan.  

 

3.2.2.  Impacts  
 
Implementation of the proposed Ardmore Transit Center Project will not require acquisition of 
business or residential properties. Property acquisitions, leasing, and right-of-way needs will be  
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Figure 3 - 2   Existing Zoning Map 
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defined and addressed during further planning and design phases of the project. The proposed 
project will not result in acquisition and relocation of business or residents and therefore the 
impacts are not considered significant.   
 

3.2.3.  Mitigation  
 
The project will be developed in accordance with the Master Development Agreement executed 
in December 2009 between the Township and Dranoff based on the Memorandum of 
Understanding executed in July, 2008. The Master Development Agreement outlines the 
general principals of development, development locations, project sequencing, staging, design 
process, traffic, parking, public outreach, and financing.  
 
3.3.  Air Quality  
 

3.3.1.  Existing Conditions 
 
As part of the Clean Air Act requirements, the US Environmental Protection Agency (USEPA) 
established National Ambient Air Quality Standards (NAAQS) for principal pollutants for the 
protection of public health. These principal pollutants include carbon monoxide, particulate 
matter (PM), lead, nitrogen dioxide, ozone, and sulfur dioxide. Two particle sizes are regulated 
for PM, particles less than 10 micrometers in diameter (PM10) and less than 2.5 micrometers in 
diameter (PM2.5).  
 
The Delaware Valley region does not meet the standards for ozone and PM2.5. This means that 
the USEPA has designated the Philadelphia region as an air quality “non-attainment area”. 
Montgomery County is included in this area. Areas designated as “non-attainment” or 
“maintenance” must take into account air quality planning as part of the regional and statewide 
transportation planning processes. Transportation projects located within a non-attainment area 
must meet the conformity requirements of 40 CFR 93. This requires documentation that the 
transportation project will conform to the data and assumptions used in the State 
Implementation Plan (SIP) and will not cause new NAAQS exceedances. Vehicular traffic is a 
primary contributor to air pollutant levels for the 3 principal pollutants, carbon monoxide, PM, 
and ozone.  
 

3.3.2.  Impacts  
 
The Ardmore Transit Center Project is not expected to result in adverse air quality impacts for 
transportation-related pollutants. The Ardmore Transit Center project includes transportation 
components consisting of a train station, parking garage, and roadway improvements. The train 
station portion of the project is exempt from all conformity requirements under 40 CFR 93.126. 
The train station and train traffic are not considered to be factors for consideration of air 
pollutants.   
 

3.3.2.a.  Conformity with Regional Air Quality Planning 
 
The Clean Air Act requires projects to conform to applicable implementation plans to reduce air 
emissions. Conformity determinations are to be based on the most recent estimates of 
emissions contained in the most recently approved plan prepared by the Delaware Valley 
Regional Planning Commission (DVRPC). The Clean Air Act defines project level conformity to 
an implementation plan as “eliminating or reducing the severity and number of violations of the 
NAAQS and achieving expeditious attainment of such standards that such activities will not: 
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 Cause or contribute to any new violation of any standards in any area; 

 Increase the frequency or severity of any existing violation of any standard  in any area;  

 Delay timely attainment of any standard or any required interim emission reductions or 
other milestone in any area. 

The Ardmore Transit Center Project is included on the approved Transportation Improvement 
Program or the fiscal years 20093-2012. Since the TIP has been determined to in conformance 
with the State Air Quality Implementation Plan (SIP), the project is considered to be in 
conformance.  

3.3.2.b.  Project Level Air Quality 
 
Air pollutant concentrations associated with the project are expected to have minimal and 
insignificant impacts on the surrounding community due to the following factors: 
 

 Hourly traffic volumes exiting and entering the parking garage are not expected to add 
significantly to the volumes of traffic currently utilizing the surrounding area roadways. 
 

 The capacities of area roadways are expected to be sufficient to accommodate the added 
traffic volumes associated with the new facility. Traffic circulation and operational 
improvements will be implemented as part of the project.  
 

 The automobile entrance and exit for the proposed parking garage facility will be located in 
the same general area of the existing SEPTA/Amtrak/Municipal surface parking lot’s 
entrance and exit areas.  

 
3.3.3.  Mitigation  

 
The Ardmore Transit Center Project will not result in adverse air quality impacts, mitigation is 
not warranted for this project.  
 

3.4.  Noise  
 

3.4.1.  Existing Conditions  
 

The existing Ardmore Transit Station area has a mix of commercial and residential land use. 

The existing sound level sources are a mix of noise from transit train and Amtrak trains 

approaching or passing through the Ardmore train station, or noise from traffic on surrounding 

streets. The majority of traffic noise is generated on Lancaster Avenue, with no major 

contribution from the vehicles using the surface parking lots adjacent to the train station since 

they travel at slow speed. In order to accurately determine the existing sound level, a long-term 

24-hour noise measurement was conducted on May 3, 2006. Based on the data collected, the 

existing sound level over 24-hour is Ldn 72.3 dBA (Ldn: average noise level for day and night). 

 

3.4.2.  Impacts  
 
Implementation of the Ardmore Transit Center Project is not expected to change the transit 
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operations. However, the proposed project involves the construction of a mixed-use building 
that includes residential units in the vicinity of the train station. Therefore, the future sound level 
will need to be predicted in order to determine if any impact will occur. 
 
Noise analyses was performed in accordance with the procedures described in the Federal 
Transit Administration (FTA) document titled Transit Noise and Vibration Impact Assessment 
dated May 2006. Initially, The FTA screening procedure was used in conjunction with the aerial 
photos to identify noise sensitive land uses that could be potentially impacted by noise from 
transit activity. This was accomplished by applying the screening distances for noise 
assessments provided in the FTA manual. It was determined that several residences defined as 
Category 2 receivers fall within the screening distances for the train station. According to FTA 
Guidelines, a complete noise assessment for the project was warranted to determine potential 
noise impacts to residences. 
 
According to the published SEPTA schedule, Ardmore train station is serviced by twenty-nine 
(29) trains during the day (between 7 AM and 10 PM) and six (6) trains at night (between 10 PM 
and 7 AM) in the Eastbound direction, while serviced by thirty (30) trains during the day 
(between 7 AM and 10 PM) and six (6) trains at night (between 10 PM and 7 AM) in the 
Westbound direction. The train is an Electrified Multiple Unit (E.M.U) that consists of 4 cars 
during peak period. The allowed speed is 70 mph, but since the train will be travel at a reduced 
speed as they approach and stop at the train station, it was assumed that approaching speed 
will be 25 mph. 
 
In addition, there is an express transit SEPTA service that passes but does not stop at the 
Ardmore Train Station. The express SEPTA service runs seven (7) trains during the day 
(between 7 AM and 10 PM) and one (1) trains at night (between 10 PM and 7 AM) in the 
Eastbound direction, while SEPTA runs seven (7) trains during the day (between 7 AM and 10 
PM) and no express service trains at night (between 10 PM and 7 AM) in the Westbound 
direction. The train is a push-pull type that consists of 1 locomotive and 5 to 6 cars with an 
average speed of 80 mph. 
 
Amtrak has service that stops at the Ardmore Train Station. The service runs three (3) trains 
during the day (between 7 AM and 10 PM) and one (1) trains at night (between 10 PM and 7 
AM) in the Eastbound direction, while serviced by four (4) trains during the day (between 7 AM 
and 10 PM) and two (2) trains at night (between 10 PM and 7 AM) in the Westbound direction. 
The train is a push-pull type that consists of 1 locomotive and 5 cars with an average speed of 
80 mph.  
 
Furthermore, Amtrak runs some trains that do not stop at the Ardmore Train Station. The 
service runs nine (9) trains during the day (between 7 AM and 10 PM) and one (1) trains at night 
(between 10 PM and 7 AM) in the Eastbound direction, while Amtrak runs seven (7) trains 
during the day (between 7 AM and 10 PM) and no trains at night (between 10 PM and 7 AM) in 
the Westbound direction. Also, the train is a push-pull type that consists of 1 locomotive and 5 
cars with an average speed of 80 mph. 
 
In accordance with the FTA guidelines, the measured Ldn 72.9 as existing background sound 
level and the described train service operation as input the FTA Noise Impact Assessment 
Spreadsheet model, the total project sound level is an Ldn 65 dBA which doesn’t exceed the 
FTA impact criteria for Category 2 residential receivers which is the most critical and sensitive 
category as outline by FTA. The proposed project will not result in any impacts.   
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3.4.3  Mitigation  
 
The noise analysis was conducted in accordance with the FTA guidelines and no noise impact 
is anticipated as a result of the Ardmore Transit Center project.  
 
3.5.  Water Quality  

 
3.5.1.  Existing Conditions  

 

There are no surface waterways within and adjacent to the project study area. The nearest 

waterways are Cobbs Creek 1.2 miles southwest and Mill Creek about 1 mile north of the 

project study area. Neither Cobbs Creek nor Mill Creek are designated as high quality or 

exceptional value under the Pennsylvania Department of Environmental Protection Chapter 93. 

 

3.5.2.  Impacts  
 

The project will not result in impacts on water quality. The project will be developed to meet 

local and state stormwater management requirements. Permits for the project will include 

building permits from Lower Merion Township and permits from the Pennsylvania Department of 

Environmental Protection (PADEP) to address the National Pollutant Discharge Elimination 

System (NPDES) under the Clean Water Act.   
 

3.5.3  Mitigation   
 

An erosion and sedimentation control plan will be developed and submitted to the Montgomery 

County Conservation District for review. Implementation of the erosion and sedimentation plan 

during construction will avoid and/or minimize soil erosion and sediment deposition in the sewer 

and drainage systems.   
 

3.6.  Wetlands  
 

3.6.1.  Existing Conditions  
 
There are no wetlands within or adjacent to the project study area.  
 

3.6.2.  Impacts  
 
No wetlands impacts will result from the proposed project.  
 

3.7.  Flooding  
 

3.7.1.  Existing Conditions  
 

According to the Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map 

(FIRM) for Lower Merion Township, Montgomery County, PA, the project is not located in the 

100-year floodplain of Cobbs Creek or Mill Creek.  
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3.7.2.  Impacts  
 

The project is not expected to change existing drainage patterns. The project will be developed 

and designed to meet local and state stormwater management requirements. 
 

3.8.  Navigable Waterways and Coastal Zones  
 

3.8.1.  Existing Conditions  
 

There are no navigable waterways in the project study area. According to the PADEP Coastal 

Zone Management, the project is not located within the coastal zone boundary.  
 

3.8.2.  Impacts  
 

No impacts will occur since there are no navigable waters and the project is located outside the 

coastal zone boundary.  
 

3.9.  Ecological Sensitive Areas and Threatened and Endangered Species  
 

3.9.1.  Existing Conditions  
 

The project study area contains urban land uses for which there are no sites that would support 

ecologically sensitive habitats. Coordination with the Pennsylvania Department of Conservation 

and Natural Resources (PADCNR) was performed to identify the potential presence or absence 

of listed or proposed threatened or endangered plant and animal species. According to the 

coordination with Pennsylvania Department of Conservation and Natural Resources, there are 

no existing populations of federal or state endangered, threatened, or special concern species 

known to occur within the site. The Pennsylvania Department of Conservation and Natural 

Resources - Bureau of Forestry (PNDI) was contacted and asked to perform database searches 

that would indicate the presence of state or federal, threatened or endangered species within 

the project study area. The PNDI Project Environmental Review Receipt from PADCNR stated 

that no state listed endangered or threatened species are known to occur in the project area, 

(See Appendix B, Agency Coordination).  
 

3.9.2.  Impacts  
 

There are no threatened or endangered plant and animal species located in the project study 

area; therefore, the project will not result in impacts to threatened and endangered plant and 

animal species.  
 

3.10.  Traffic and Parking  
 

3.10.1.  Existing Conditions  

 
A traffic analysis conducted in 2005, and was updated in 2009. The traffic analysis included 

descriptions of the existing traffic conditions, operations, and a review of projected no-build and 

build conditions. The project study area and the adjacent roadways (Figure 1-2) consists of the 

following major intersections:  
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Signalized and Unsignalized Intersections  
 

 Lancaster Avenue / Ardmore Avenue (signalized) 
 

 Anderson / Coulter Avenues (unsignalized) 
 

 Lancaster Avenue / Anderson Avenue (signalized) 
 

 Anderson / Station Avenues (unsignalized) 
 

 Lancaster Avenue / Station Avenue / Cricket Avenue (signalized)  
 

 Lancaster Avenue / Rittenhouse Place (signalized) 
 

 Lancaster Avenue / Argyle Road (signalized) 
 

 Lancaster Avenue / Church Road (signalized) 
 

 Montgomery Avenue / Anderson Avenue (signalized) 
 

 Montgomery Avenue / Mill Creek Road (signalized) 
 

Two types of data were collected for the analysis: traffic volumes were taken from the 2000 

Parking and Traffic Analysis by Orth & Rodgers, and traffic counts were obtained from manual 

collection of turning movement counts, and from previous PennDOT traffic counts. Analysis was 

conducted using the traffic analysis and simulation software, SYNCHRO/SIMTRAFFIC, which 

generated estimated intersection delay times and Level of Service (LOS) statistics.  

 
A review of the study area indicates that the existing street layout has several inefficiencies. 

Right-of-way constraints, closely spaced intersections, and misaligned approaches at 

intersections create operational deficiencies in the traffic network. The lack of dedicated left turn 

lanes on Lancaster Avenue creates delays from vehicles making left turns, forcing through 

traffic into the right lane. Existing buildings at the intersection prohibit the addition of a dedicated 

turn lane. Additionally, the close spacing of signals along Lancaster Avenue further impedes 

traffic flow. Close spacing of signals also occurs along Montgomery Avenue. While the 

Lancaster Avenue and Station Avenue intersection and the Lancaster Avenue and Anderson 

Avenue intersection are at LOS C or better, LOS D conditions exist at the intersection of 

Lancaster Avenue and Argyle Road (AM Peak), as well as PM peak movements on Church 

Road southbound from the Church Road and Lancaster Avenue intersection.   

 

The intersection of Lancaster and Ardmore Avenues is under construction for purposes of 

realigning the intersection. Left lanes will be added on Lancaster Avenue which will improve 

traffic operations at the intersection and provide for improved traffic flow. This project will be 

completed in 2009. 

 
3.10.2.  Future Conditions (No-Build Scenario)  

 
A No-Build conditions analysis was done to estimate the performance of the traffic network in 



ARDMORE TRANSIT CENTER ENVIRONMENTAL ASSESSMENT 

 58 

the future, but without the development recommended by the Ardmore Redevelopment Plan. By 

2020, a LOS E would exist at Lancaster Avenue and Church Road (PM Peak), Montgomery 

Avenue and Anderson Avenue (AM & PM Peak), Montgomery Avenue and Mill Creek (AM & 

PM Peak), and LOS D would exist at Lancaster Avenue and Ardmore Avenue (PM Peak), 

Lancaster Avenue/Anderson Avenue (PM Peak), and Anderson Avenue/Station Avenue (PM 

Peak). Delays of over 60 seconds were projected at the intersections of Lancaster and Church 

Road (78.6 seconds during PM Peak), and Montgomery Avenue and Anderson Avenue (63 

seconds during AM Peak and 76 seconds during PM Peak). Improvements to these two 

intersections will contribute to more efficient roadway operations. 

 
Roadway modifications were then applied to determine LOS improvements. The proposed 

modifications include improving the Montgomery Avenue and Anderson Avenue intersection to 

reduce traffic congestion along Anderson Avenue, and the addition of a left turn lane on 

Lancaster Avenue. This improvement was found to generate significant LOS improvements. 

The 2020 No-Build with roadway modifications model demonstrated improvement at all 

intersections as compared to 2020 No-Build and no modifications model.  
 

3.10.3.  Impacts  

 
Roadway modifications were then applied to determine LOS improvements. The proposed 

modifications include improvements at the Montgomery Avenue and Anderson Avenue 

intersection to reduce traffic congestion along Anderson Avenue, and the addition of a left turn 

lane on Lancaster Avenue, was found to generate improved LOS. The 2020 No-Build with 

roadway modifications model demonstrated improvement at all intersections as compared to 

2020 No-Build with no modifications model.  

 

The table below shows the LOS and delay times for intersections in the Ardmore Transit Center 

Project area and nearest intersections comparing No-Build and Build conditions.  

 
 

Table 3-2 
LOS and Delay times in No-Build and Build Conditions, 2016 

   Intersection 

AM 
Peak LOS 

AM 
Peak Delay 

PM 
Peak LOS 

PM 
Peak Delay 

No-
Build 

Build 
No-

Build 
Build 

No-
Build 

Build 
No-

Build 
Build 

Lancaster Ave/ Anderson Ave  A B 21.6 34.6 B C 31.1 35.6 

Lancaster Ave/ Station Ave  B B 19.9 24.4 B B 15.6 20.4 

Lancaster Ave/ Argyle Rd  E E 19.1 21.1 E F 45.4 43.7 

Lancaster Ave/ Church Rd  C C 32.1 36.2 C C 27.6 25.9 

Lancaster Ave/Rittenhouse Place  A A 10.8 14.5 B B 19.8 21.5 

 

 

A comparison of results for the 2020 No-Build and Build conditions with roadway modifications 

shows that the LOS of most intersections is similar. Under the build condition, there is a change 

of LOS at the Lancaster Avenue and Station Avenue intersection, within the Ardmore Transit 

Center Project area, from B to C, and at the Lancaster Avenue and Church Road intersection 
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from E to F during the PM peak hour. A comparison of traffic delays shows that the delay time is 

similar for both conditions, with most intersections exhibiting delays of only several seconds 

more under the build condition..  
 

3.10.4.  Mitigation  
 

A Traffic Study will be performed during preliminary design to further define traffic conditions 

and impacts based the proposed Ardmore Transit Center project. The Traffic Study will identify 

options and provide recommendations to improve locations in the project area that would 

experience congestion or traffic operational issues as a result of the project.  This Traffic Study 

will be developed in cooperation with Lower Merion Township, SEPTA, and PennDOT and 

Dranoff Properties.  

 

3.11.  Energy Requirements and Potential Conservation  
 

The proposed Ardmore Transit Center Project centers around transit facilities improvement and 

transit-supportive development that encourages the use of the transit system and the 

revitalization of downtown Ardmore. These elements help to create an environment that moves 

toward a more energy efficient mode of transportation.  

 
3.12.  Historic Resources  
 

3.12.1.  Existing Conditions  
 
A historic resources investigation was undertaken in compliance with the National Historic 
Preservation Act 1966, as Amended in 1968; the National Historic Preservation Act of 1974; and 
the Commonwealth of Pennsylvania State Act 1978-273, Amended as Act No. 1988-72. The 
historic resource investigations were conducted in accordance with the National Historic 
Preservation Act (NHPA), 36 CFR §800 - Section 106, and in accordance with the Pennsylvania 
Historical and Museum Commission’s (PHMC) “Guidelines for Historic Resources Surveys in 
Pennsylvania” ( PHMC 1986). In accordance with Section 106, Lower Merion Township and the 
Southeastern Pennsylvania Transportation Authority (SEPTA) on behalf of the Federal Transit 
Authority (FTA) offered individuals and organizations with a demonstrated interest in the 
Ardmore Transit Center Project and its potential to affect historic resources an opportunity to 
participate in consultation regarding historic resources. For this project, consulting parties 
include the Pennsylvania Historical and Museum Commission (the State Historic Preservation 
Officer), the Township, SEPTA, representatives of local governments, and others who meet the 
definition of a consulting party. The goal of consultation is to identify historic properties 
potentially affected by the undertaking, assess effects to historic resources, and seek ways to 
avoid, minimize, or mitigate any adverse effects on historic properties. 

 

The initial step in the investigation was a cultural resources coordination meeting (See Appendix 

C, Cultural Resources Coordination) with the PHMC to review Section 106 requirements for the 

project. Also, the initial step included a determination of the Area of Potential Effect (APE) for 

historic resources within the project study area. The APE according to 36 CFR §800.16(d), the 

Area of Potential Effect (APE) for any proposed undertaking is defined as “the geographic area 

or areas within which an undertaking may cause changes in the character or use of historic [or 

archaeological] properties, if any such properties exist.” The APE for potential historic resources 

was defined as an area encompassed by the roadways of Anderson Avenue, Coulter Avenue, 
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an unnamed roadway accessing municipal parking areas, Rittenhouse Place, Cricket Terrace, 

Cricket Avenue, and Lancaster Avenue. Station Avenue is located within the APE.  The PHMC 

reviewed the APE information and in their letter dated December 20, 2005 (See Appendix C, 

Cultural Resources Coordination) concurred with the APE boundary.   
 

Background historical information was gathered along with a review of existing files at the 

PHMC and Lower Merion Township. This research revealed that the area encompassing the 

APE and project study area was previously investigated for historical resources. Historic 

resources include the Ardmore Commercial Historic District, determined eligible for listing in the 

National Register of Historic Places (National Register) on October 18, 1991 and the Main Line 

of the Pennsylvania Railroad from Philadelphia to Harrisburg (Harrisburg Line), determined 

eligible for listing in the National Register on September 14, 1993. Due to the extended passage 

of time since the eligibility determinations of both of these resources, a follow-up investigation 

was conducted to confirm existing project area conditions. Also, the Ardmore Commercial 

Historic District boundary and contributing resources required formal coordination and 

concurrence by the PHMC under the NHPA Section 106 review process.   

 
3.12.1.a.  Ardmore Commercial Historic District  

 
The Pennsylvania Historic Resource Survey Form (CHRS, December 2005) was prepared for 

the Ardmore Commercial Historic District. The Ardmore Commercial Historic District was 

determined eligible for listing in the National Register under Criterion A, trend in history, and 

Criterion C, architecture. The National Register boundary as shown on Figure 2-1, Historic 

Resources, is arranged primarily along Lancaster Avenue. It extends outward from Lancaster 

Avenue along Anderson Avenue, Station Avenue, Cricket Avenue, Cricket Terrace, and 

Rittenhouse Place. The period of historical significance for the Ardmore Commercial Historic 

District is 1900 to 1955. This period reflects the beginning of the shift of Lancaster Avenue from 

a residential neighborhood to a commercial center and the continued commercial use of this 

area through the mid-twentieth century. Contributing properties of the District include buildings 

retaining a level of physical integrity. There are approximately 100 contributing properties 

(elements) to the District. The majority of the District’s buildings are mixed-use, built with 

commercial space on the first floor and residential space in the upper stories. The buildings vary 

from one to four stories in height. Scattered throughout the District are exclusively commercial 

buildings such as theaters and banks that have been adaptively reused, and office space. 

Buildings include a mix of early twentieth-century architectural styles such as Art Deco, Beaux 

Arts, Neoclassical, Spanish Eclectic, and Colonial Revival. The District is characterized by little 

to no building setbacks, with narrow sidewalks. The Pennsylvania Historic Resource Survey 

Form was reviewed by the PHMC and in their letters dated December 22, 2005 and March 23, 

2006 (Appendix C, Cultural Resources Coordination) the PHMC concurred with the findings of 

the Pennsylvania Historic Resource Survey Form.  

 
3.12.1.b.  Main Line of the Pennsylvania Railroad from Philadelphia to Harrisburg  

 
The Pennsylvania Historic Resource Survey Form-Sheet 89C (CHRS, December 2005) was 

prepared for the Main Line of the Pennsylvania Railroad from Philadelphia to Harrisburg. The 

Main Line of the Pennsylvania Railroad from Philadelphia to Harrisburg is eligible for listing in 

the National Register for its statewide transportation significance. This railroad line is a linear 

statewide historic resource. The National Register boundary as shown on Figure 2-1, Historic 
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Resources, forms an approximately 70-foot wide corridor through the proposed project’s APE. 

Historic elements of the Main Line of the Pennsylvania Railroad, within the APE, that are within 

the National Register boundary include four sets of tracks, one set of extra rails on the 

westbound side of the tracks, the railroad bed, catenaries and electric lines, nineteenth and 

early to mid-twentieth-century fencing, the Anderson Avenue Railroad Bridge, and pedestrian 

tunnel. The Pennsylvania Historic Resource Survey Form-Sheet 89C was reviewed by the 

PHMC and in their letter dated December 22, 2005 (Appendix C, Cultural Resources 

Coordination) the PHMC concurred with the findings of the Pennsylvania Historic Resource 

Survey Form.  
 

3.12.2.  Impacts  
 

3.12.2.a.  Ardmore Commercial Historic District  

 
The Ardmore Transit Center Project will be located on the site of the existing train station and 

SEPTA/Amtrak Station and municipal surface parking lots. A new roadway, Main Street, would 

be constructed in this area and would connect to Station Avenue and Rittenhouse Place. The 

train station will be replaced with a new 3 story Ardmore Station and would be located in the 

area of the existing train station. The Ardmore Station transit facilities and retail space (coffee 

shop) will be on street level and the upper levels for commercial uses. A mixed-use multi-storied 

building will be constructed adjacent to the Ardmore Station building. The mixed-use multi-story 

building will contain street level retail shops, below grade residential parking, and upper levels 

for residential units. A parking garage would be constructed adjacent to the mixed-use building 

for commuters and business parking. The proposed “Main Street” would be one-way with 

parking and sidewalks.  The Ardmore Transit Center Project includes a proposed pedestrian 

bridge over the railroad line providing ADA access and streetscape improvements along 

Lancaster Avenue.  
 

The project involves the construction of the Ardmore Transit Center Project and the associated 

streetscape enhancements along Lancaster Avenue immediately adjacent to the northern 

National Register boundary for the Ardmore Commercial Historic District. The Ardmore Transit 

Center component of the project does not alter any physical characteristics of the District, but it 

does introduce new visual elements within the viewshed of the District. The streetscape 

enhancement component of the project will introduce new, pedestrian-scaled street lighting, 

signage, and plantings. However, the project will enhance the use of the District. The project will 

be designed to be compatible with the District. A Determination of Effect evaluation 

(Determination of Effect Report February 2009, CHRS) was performed for the project. The 

Ardmore Transit Center project will have a finding of No Adverse Effect on the Ardmore 

Commercial Historic District.  The Determination of Effect Report was reviewed by PHMC and in 

their letter dated March 10, 2009 (Appendix C, Cultural Resources Coordination) concurred with 

the No Adverse Effect finding.  
 

3.12.2.b.  Main Line of the Pennsylvania Railroad from Philadelphia to Harrisburg 
 

In the vicinity of the Main Line of the Pennsylvania Railroad, the project involves the 

construction of a new train station building in the same location as the existing. The train station 

would be about 3 stories in height with train station and retail space on the ground level and 

commercial space above. The rest of the center includes the 8-level parking garage, a 
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pedestrian bridge over the railroad, and a 7 story mixed-use building. Additionally, the project 

includes streetscape improvements within the Ardmore Transit Center and along Lancaster 

Avenue. The project would not diminish the integrity of the historic railroad line. The 

Determination of Effect evaluation concluded that the proposed Ardmore Transit Center Project 

will have No Effect on the on the Main Line of the Pennsylvania Railroad from Philadelphia to 

Harrisburg. The Determination of Effect Report was reviewed by PHMC and in their letter dated 

March 10, 2009 (Appendix C, Cultural Resources Coordination) concurred with the No Adverse 

Effect finding.   
 

3.12.3.  Mitigation  
 

Two eligible resources were identified in or near the Area of Potential Effect defined for this 

project: the Ardmore Commercial Historic District and the Main Line of the Pennsylvania 

Railroad from Philadelphia to Harrisburg (Harrisburg Line). The evaluation of the resources in 

relation to the Ardmore Transit Center indicates that the project will result in No Historic 

Properties Adversely Affected. In accordance with 36 CFR § 800 will not require mitigation 

measures.  
 
The Ardmore Transit Center project will be designed to be compatible with the architecture and 
scale of the Ardmore Commercial Historic District, Ardmore Design Guidelines, and the 
architectural requirements of the Mixed-use Special Transit Overlay zoning ordinance. 
 

3.12.4.  Section 4(f)  
 

In accordance with Section 4(f) of the United States Department of Transportation Act of 1966 

(49 U.S.C. § 303) and Section 138 of the Federal-Aid Act of 1968, Section 4(f) resources were 

identified in the project study area and an evaluation was conducted to determine if a Section 

4(f) use occurred on the Section 4(f) resources. As a result, two Section 4(f) resources were 

identified within the project study area: Ardmore Commercial Historic District and the Main Line 

of the Pennsylvania Railroad from Philadelphia to Harrisburg.  
 

The proposed Ardmore Transit Center Project will not result in a Section 4(f) use on the 

Ardmore Commercial Historic District and Main Line of the Pennsylvania Railroad. The project 

will not involve acquisition of properties that contribute to the Ardmore Commercial Historic 

District.  
 

The project will not involve acquisition or easement of the Mainline of the Pennsylvania Railroad 

and its’ historic features. The project will involve the construction of a pedestrian bridge over the 

railroad line providing ADA access. This aerial crossing over the Section 4(f) resource does not 

constitute a Section 4(f) use. Physical apertures of the pedestrian bridge structure such as the 

foundation and walls will be constructed outside the historic boundary of the Main Line of the 

Pennsylvania Railroad.  
 

The project will not result in a constructive use of the Section 4(f) resources. A constructive use 

under Section 4(f) occurs when a transportation project, while it does not incorporate land from 

a Section 4(f) resource, creates proximity impacts that are so severe that the historic resource 

features or attributes are substantially impaired. Proximity impacts may include access, noise, 

visual, and ecological intrusion. The proposed Ardmore Transit Center Project was reviewed for 

proximity impacts.  
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The project will not result in restrictions to access throughout the area. The project area will 
include new streetscape improvements such as sidewalks, signage, street lighting, crosswalks, 
and improved vehicular traffic circulation around the Ardmore Commercial Historic District.  
 
The project will not result in significant traffic noise impacts. Existing drainage patterns will not 
be changed as a result of the project. The project area land uses are characterized as highly 
urbanized and therefore no ecological intrusion would be a concern.   
 
The architectural design of the new train station, mixed-use building, and parking garage will be 
compatible with the Ardmore Commercial Historic District and the surrounding area. The 
streetscape features such as street lighting, signage, building materials, and associated 
features will not be visually intrusive. The Ardmore Transit Center Project will not diminish the 
qualities or the integrity of the Historic District.   

 

3.13.  Archaeological Resources  

 
3.13.1.  Existing Conditions  

 
A Phase Ia Archaeological Survey (CHRS, October 2005) was conducted to evaluate the 

potential impact of the proposed Ardmore Transit Center Project on potential archaeological 

resources. The Phase Ia Archeological investigation was performed for the Ardmore Train 

Station site, SEPTA/Amtrak/Municipal and Schauffele parking lots. The Phase 1a 

Archaeological Survey Addendum (CHRS, August 2008) was prepared to determine the 

potential for archaeological resources at two (2) locations, the Bernicker and Cricket lots that 

were considered but later not included as part of the initial public project.  The initial step in the 

evaluation was to establish the Area of Potential Effect (APE) for potential archaeological 

resources. The APE according to 36 CFR §800.16(d), the APE for any proposed undertaking is 

defined as “the geographic area or areas within which an undertaking may cause changes in the 

character or use of historic [or archaeological] properties, if any such properties exist.” The 

archaeological APE is usually limited to the area of potential project construction activity. The 

APE was updated based on the Ardmore Transit Center – Dranoff Plan alternative that was 

subsequently selected as the Proposed Action. The APE generally follows Lancaster Avenue, 

an internal unnamed roadway accessing municipal parking areas, SEPTA/Amtrak railroad 

corridor, Anderson Avenue, and Station Avenue.   
 

The area within the APE would not have been attractive for settlement or use of the Native 

American groups. Because of the upland setting of the APE, precontact remains, if present, are 

likely to have been restricted to the upper soil horizons. Historic uses are very likely to have 

destroyed the upper levels of the soils within the APE. Precontact archaeological potential is 

low.  
 

All of the extant buildings in the APE appear to post-date the implementation of water and sewer 

service. Significant historic archaeological deposits associated with these buildings and their 

occupants are unlikely to be present. It is probable that the construction of buildings within the 

APE during the twentieth century has disturbed and destroyed archaeological deposits 

associated with the pre-twentieth-century occupants of the site in much of the APE. However, 

based on the review of cartographic data, and considered in light of existing conditions within 

the APE, two loci of historic archaeological potential were identified.  
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3.13.2.  Impacts  
 

The results of the Phase Ia Archaeological Survey revealed that within the APE there are two 

loci with historic archaeological potential. Based on the Ardmore Transit Center Project features, 

the area of the two loci would be disturbed during construction. The two loci described as 

following are located on lands that are presently the train station and the SEPTA/Amtrak/ 

Municipal parking lots. 
 

 Historic Archaeology Locus 1 – historical cartographic data indicates that a building 

structure existed approximately from 1871 through 1877 on the area of the present train 

station area. The building structure may have been residential. Also, a freight house is 

depicted on an 1881 map in the same area of the present train station. Since there is no 

evidence of major soil disturbing activities, the present location of the train station 

footprint appears to have historical archaeological potential. 
 

 Historic Archaeology Locus 2 – historical cartographic data indicates during the period of 
1871 – 1913 the location of the present Amtrak/SEPTA/Municipal surface parking lot 
served as the backyard for the Sibley-Pearce residence. Also, this location from 
approximately 1908 to 1920 contained a Pennsylvania Railroad Company building 
structure. Since there is no evidence of major soil disturbing activities, the present 
location of the SEPTA/Amtrak/Municipal surface parking lot appears to have historical 
archaeological potential. 

 

Additional archaeological investigation would be needed in these areas. A combined Phase Ib/II 

Archaeological Survey would be required to assess if intact archaeological deposits are present 

beneath the pavement currently covering the two areas of historic archaeological potential 

within the APE. The Phase Ia Archaeological Survey was reviewed by the PHMC and in their 

letter dated January 20, 2006 (Appendix C, Cultural Resources Coordination) concurred with 

the results of the Phase Ia Archaeological Survey. A Phase Ia Archaeological Survey 

Addendum was reviewed by the PHMC and in their letter dated November 6, 2008 (Appendix C, 

Cultural Resources Coordination) concurred with the findings.  
 

A Programmatic Agreement (Appendix D, Programmatic Agreement) was be prepared for the 

purpose of outlining the Archaeological Phase Ib/II Survey process for the Ardmore Transit 

Center Project. As stipulated in the Programmatic Agreement, the Archaeological Phase Ib/II 

Survey will be conducted prior to the construction of the proposed project. This approach was 

taken since the area requiring investigation is currently paved.  
 

3.14.  Parklands and Recreation Areas  
 

3.14.1.  Existing Conditions  
 

There are no parklands or recreation areas located in the Ardmore Transit Center Project area.  
 

3.14.2.  Impacts  
 

Since there are no parklands and recreation areas, no impacts will occur as a result of the 

proposed project.  
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3.15.  Hazardous and Environmentally Sensitive Materials  
 

3.15.1.  Existing Conditions  
 

A Phase I Site Assessment (Gannett Fleming, Inc. January 2009) was conducted for the 

Ardmore Train Station site, SEPTA/Amtrak/Municipal (Athensville) surface parking lots, and 

Schauffele lot to determine if site conditions and past land uses reveal the potential presence of 

hazardous waste and environmentally sensitive materials. The Phase I Site Assessment was 

conducted in accordance with the Standard Practice for Environmental Site Assessments; 

Phase I Environmental Site Assessment Process, ASTM designation E1527-05. The Phase I 

Site Assessment included: 
 

 Site Reconnaissance  
 

 Review of Existing and Available Information (historic maps, utility information, 
environmental data base search and geology) 

 

 Site Interviews  
 

 Site History  
 

 Conclusions 
 
The Ardmore Train Station was built on the eastbound side of the tracks in the 1950’s to replace 
the original 1870’s westbound-side station that was demolished. The SEPTA/Amtrak/Municipal 
surface parking lots are adjacent to the train station and extend to the east and terminate at the 
Lower Merion Township Police Services Building. The Schauffele parking lot is a half a block 
south of the train station in between Lancaster Avenue and Cricket Terrace.  
 
Based on the results of the Phase I Site Assessment, a Phase II Environmental Assessment 
was completed for the Ardmore Transit Center (Urban Engineers, Inc.,November 2009). The 
Phase II EA included soil characterization, an asbestos survey and a lead-based paint (LBP) 
inspection.  
 
Soil characterization occurred on July 7 and 8, 2009. The site soil investigation was 
concentrated in the southeast part of the study area, near the former Auto Shop identified in the 
Phase I EA report. Seven samples were collected in the vicinity of the former auto shop. One 
sample was collected from west of Anderson Ave and south of the tracks because of elevated 
volatile organic readings observed during the field investigation. 
 
On October 13, 2009 the Asbestos Building Inspection was done. The inspection involved an 
inspection of the building interior and exterior to identify potential asbestos containing building 
materials (ACBM). A second walk-through was conducted to sample the suspect ACBM’s within 
accessible parts of the building. Sample descriptions and locations for the ACBM’s were 
recorded. Finally, the suspected ACBM’s were submitted to the lab for analysis. 
 
Neither the ticket booth, nor the Citizens Bank Structure, were accessible for inspection. The 
building materials in the ticket booth are similar to those used throughout the rest of the 
structure, therefore, it is assumed that no ACMB’s occur in the ticket booth. The Citizens Bank 
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Structure should be investigated for ACBM’s prior to demolition since this is a separate structure 
from the station building and it cannot be assumed that it contains the same types of building 
materials as the station, because it was never inspected.  
 
The lead paint investigation was done on October 13, 2009. It is likely that lead-based paint is 
present within the station because the building was built prior to 1978. A single paint chip 
sample was collected from the brick-lined stairway leading to the underground tunnel.  
 

3.15.2.  Impacts  
 
The Phase I Site Assessment was conducted for the Ardmore Train Station, SEPTA/ 
Amtrak/Municipal surface parking lots, and the Schauffele lot. The site reconnaissance of the 
train station, the SEPTA/Amtrak/Municipal parking lots and the Schauffele lot revealed no 
obvious signs of contamination. No leach pools, catch basins or impoundments were observed 
during the site reconnaissance. There was no evidence of stressed vegetation in the study area. 
The environmental database search performed by Environmental Data Resources, Inc. (EDR) 
did not reveal the presence of properties within 1/8 mile of the subject properties with 
environmental conditions that might pose an unacceptable risk.  
 
Historical Sanborn Fire Insurance Maps from 1926, 1950, and 1971 were reviewed. The 
Sanborn fire insurance map for 1950 revealed that the site of the current Municipal parking lot 
was a former auto repair shop. Auto repair shops use a wide variety of chemicals, some of 
which are hazardous to human health. Use of these chemicals during repair work can generate 
hazardous waste in the form of: 
 

 Vehicle fluids such as motor oil, antifreeze engine coolant, transmission fluid, battery 
fluid, and brake fluid, 
 

 Refrigerants, 
 

 Non-repairable parts, 
 

 Parts-washer solvent, 
 

 Shop clean-up materials from spills & leaks. 
 
The use and unknown handling and disposal of these potentially hazardous materials make this 
area a recognized environmental concern.   
 
There are several painted building materials on the train station that could potentially contain 
lead-based paint. The potential for asbestos containing building materials was observed at the 
train station in the ticket office, in the form of 9"x 9" floor tiles and the exterior soffit board.   
 
The soil samples collected during the Phase II Environmental Assessment were tested in the 
laboratory and compared against the Pennsylvania Department of Environmental Protection 
(PADEP) Clean Fill Standards. The parameters analyzed for all samples were found to meet 
PADEP’s clean fill standards.  
 
The potential asbestos containing samples were analyzed using Polarized Light Microscopy. 
Both the exterior window glazing and the soffit/eaves material were found to contain asbestos. 
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While the roof was not inspected, it is assumed that the roofing materials contain asbestos 
because of the age of the building. 
 
The paint chip sample collected from the station stairwell was tested and found to contain lead.  
 

3.15.3.  Mitigation   
 
The results of the Phase I ESA revealed one recognizable environmental concern associated 
with the project site. The Municipal parking lot located between the SEPTA/Amtrak parking lot 
and the Lower Merion Township Police Services Building was the site of a former auto repair 
building. The building was demolished by the early 70’s to make way for the current Municipal 
parking lot. The 1950 Sanborn Fire Insurance Map and in the Phase I ESA describes the auto 
repair shop and the potential hazards that can be associated with this type of business. 
 
Based on the findings of the Phase II EA, it was determined that some site remediation will be 
necessary prior to or during construction. Site soils were analyzed and found to meet PADEP 
standards for clean fill. However both ACBM’s and lead-based paint were found in the station 
building. Remediation for both ACBM’s and lead paint will be required as part of the project. 
 
The soil in the vicinity where the samples were taken are considered clean fill and does not 
require a permit under the Solid Waste Management Act and regulation. The soil may be used 
in an unrestricted or unregulated manner. However, there is a potential that impacted soil 
maybe be encountered in other areas of the site that have not been tested. It is recommended 
that a material handling specification be prepared that requires the contractor to temporarily 
stockpile and sample soil that will be transported off site for reuse or disposal.  
 
The roofing material should be assessed prior to demolition to determine if it is in good condition 
because it is assumed that it contains asbestos. Roofing material determined to be in good 
condition may remain in place during demolition. However, if the roofing material is in poor 
condition, or will be subjected to sanding, grinding, cutting or abrading during the process of 
demolition, it must be removed prior to demolition by a Pennsylvania Licensed Abatement 
Contractor. 
 
Similarly, the soffit/eave material and window glazing must be removed from the building by a 
Pennsylvania Licensed Abatement Contractor before demolition because they have a high 
potential to become crumbled, pulverized or reduced to powder during demolition. All ACBM’s 
must be disposed of at an approved facility for the handling and disposal of asbestos containing 
waste.  
 
The paint sample analyzed contains lead. The renovation contractor should assume that all 
painted structures are coated with LBP or lead-based primer. Painted areas that are to remain 
should be properly abated through component replacement or approved paint removal/ 
encapsulation procedures. Debris coated with LBP must be tested before it can be handled and 
disposed of as normal construction waste. 

 

3.16.  Construction Impacts and Mitigation 

 

The Ardmore station operations will not be interrupted by the construction of the Ardmore 

Transit Center project. Station operations will be maintained during construction. The project will 

be phased in such a manner as to avoid and minimize impact to commuters, the community, 
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pedestrian and vehicular traffic, environmental resources, and businesses in the area. The 

stage of construction will include the construction of the parking garage initially and then the 

new station building. Once the garage is completed and the commuter parking transferred into 

the garage, the next phase will be the construction of the new mixed-use building and Main 

Street followed by roadway improvements, streetscape, and signage.   

 

3.16.1.  Noise During Construction Activity  

 
Construction noise will occur during the construction phases of the project. Impacts due to 

construction noise are dependent upon the length and type of construction, the equipment used, 

and the duration of construction activity. Typical construction phases would involve demolition, 

clearing, general earthwork, construction of foundations and structures, paving and finishing. 

Equipment such as bulldozers, scrapers, pavers, backhoes, loaders, cranes, trucks, 

compressors, vibratory compactors, drills, generators and pile drivers all create noise during 

construction.   
 
The Township noise ordinances will be reviewed and coordination will be conducted with the 
Township and community to address construction noise concerns. Construction staging, 
duration, and time of specific noisy operations will be developed during the design phases of the 
project and incorporated in the construction specifications.  
  

3.16.2.  Utility Disruption  
 

There are various overhead and underground utilities that pass through the project study area. 

These utilities will be accurately located by survey and by contacting PA One Call during the 

design phase. Any utilities that will be disrupted by the project will be relocated prior to and 

during construction. No service disruptions are anticipated other than brief cessation of service 

to switch over from existing to new facilities.  
 

3.16.3.  Debris and Soil Disposal  
 

Construction will involve demolition of the existing train station and parking areas. Material 

debris and disposal is expected. The deposit and disposal of materials will be addressed to 

meet federal, state, and local regulations.   

 
3.16.4.  Water Quality and Run Off  

 
There are no open streams or waterways within or close to the proposed construction site. 
Based on the area and the scope of the project, no degradation of water quality is expected. 
The project will require an Erosion and Sedimentation Control Plan (E&SCP). The E&SCP will 
be developed during the design phase and be coordinated with the Township Engineer, the 
PADEP and the Montgomery County Conservation District for review and acceptance. The 
E&SCP measures will be implemented during construction to minimize and avoid potential 
water quality concerns and runoff.   

 
3.16.5.  Traffic Access and Distribution  

 
Lancaster Avenue, Anderson Avenue, Rittenhouse Place, and Station Avenue are all located 

within project area and abut the station site. However, it is not anticipated that any of these 
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roads will need to be permanently closed during construction. Vehicular and pedestrian traffic is 

expected to be maintained throughout construction. During certain construction staging, there 

may be vehicular traffic restrictions on Station Avenue. In addition, construction trucks bringing 

equipment and building materials to the site and removing construction debris will cause 

periodic temporary disruption to traffic flow. These impacts are expected to be short-term. 

SEPTA/Amtrak commuter traffic will be maintained during construction.   
 

Bicyclists should not be affected by the project since bicycle traffic is accommodated in the 

traffic lanes on Lancaster Avenue, Station Avenue and Anderson Avenue and these lanes 

should remain open during construction.  
 
The public involvement program will include project updates and traffic restriction information 
during construction.  
 

3.16.6.  Air Quality / Dust Control  
 

The construction phase of the proposed project has the potential to affect the local ambient air 

quality by generating particulate emissions through activities such as demolition and materials 

handling, and by emissions from construction equipment.  

 

The possibility of dust generated by demolition and site clearing will be addressed by 

establishing specific procedures to be followed by contractors involved in site work. A number of 

measures may be taken to reduce or eliminate the amount of airborne dust generated by the 

project. Wetting exposed earth or construction debris during demolition is effective in reducing 

the amount of airborne dust generated. Wheel washing devices can be used before construction 

vehicles enter the public realm to reduce mud and dirt on public roadways. This is particularly 

important if these vehicles cross sidewalks or other places where pedestrians can be expected. 

Trucks leaving the construction site with demolition material or other dust-generating cargos 

should be covered to avoid spillage and to reduce the possibility of dust being blown from the 

vehicle. Such measures will be contained in the construction contract documents, either as 

standard or special conditions.  
 

The other major source of construction-related air pollutants is construction equipment. Though 

the public is frequently concerned about emissions from diesel equipment, as these emissions 

tend to be more visible than emissions from gasoline-powered equipment, diesel-generated 

emissions typically contain lower levels of airborne contaminants than those of gasoline-

powered equipment. Both gasoline-powered and heavy-duty diesel-powered equipment are 

subject to emissions control measures which are typically incorporated into the construction 

contract documents to ensure that the emissions control equipment remains on the vehicles and 

is properly maintained and serviced.  
 

3.16.7.  Safety and Security  
 

During construction, safety and security will be the responsibility of the construction contractor. 

Construction areas will be fenced and access restricted to appropriate construction personnel. 

Outside of normal business hours gates will be closed and locked. Necessary access for 

pedestrians to the station platforms or within the roadway will be protected from falling debris 

and from moving vehicles with appropriate fencing, barriers and overhead protection as 

necessary.  
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A safety and security plan will be developed and coordinated with the Township, Amtrak, and 
SEPTA during the design phases. The safety and security plan specifications will be a part of 
the construction documents.   
 

3.16.8.  Community and Business Disruption  
 

The construction of the Ardmore Transit Center project will not disrupt community activities or 

the businesses. Construction staging will be undertaken in a manner to make certain that the 

public has access throughout the project area. The proposed construction site of the Ardmore 

Transit Center project is centered on the existing train station and adjacent parking lots. There 

are businesses along Station and Anderson Avenues and the property-line of businesses along 

Lancaster Avenue between Station Avenue and Rittenhouse Place back-up to the 

SEPTA/Amtrak and Municipal parking lots.  There are sidewalks on both sides of Station and 

Anderson Avenues.  Pedestrian and vehicular traffic will be maintained during construction. 

There will be short-term temporary vehicular traffic restrictions around the construction zone. A 

maintenance and protection plan for pedestrians and vehicles will be developed during the 

design phases and will be reviewed by the project stakeholders. The maintenance and 

protection plan for pedestrians and vehicles will be presented to the public for input and will be 

posted and updated as part of the public information program during construction.  
 

3.17.  Aesthetics  
 

3.17.1.  Existing Conditions 
 

The proposed Ardmore Transit Center Project is located adjacent to the Ardmore Commercial 

Historic District. A small section of the project is within the historic boundaries of the Main Line 

of the Pennsylvania Railroad.  The project site is surrounded by a mix of multi-storied buildings, 

surface parking lots and the railroad line. The buildings along Station and Anderson Avenues 

were constructed between 1900 and 1920 along Station and Anderson Avenues. This area 

includes the ca. 1913 Neoclassical bank building and other architectural details of the Colonial 

Revival and Art Deco style periods.  The existing station building is a temporary structure, built 

more than 40 years ago, to replace an earlier building that burned down. Because it was built to 

serve as only a temporary ticket office and waiting room, and is a single story with a flat roof, it 

does not contribute to the aesthetics of downtown Ardmore. The surrounding area, both on the 

south side of Lancaster Avenue and adjacent to the project site on the north side of Lancaster 

Avenue, consists of two- and three-story buildings with retail on the ground floor. These 

buildings are similar in style and character to the buildings within the project site itself. The only 

building in the immediate surrounding area that is significantly different visually is the Lower 

Merion Township Building which is situated immediately to the east of the project site on the 

north side of Lancaster Avenue. This building is visually different in a number of ways. First it is 

set back from the sidewalk with parking in front of the building. Secondly, the Township building 

is an early 20th century neoclassical stone building, of a scale and character concomitant with 

its use as the seat of local government. A recent addition to the building was carefully designed 

to fit in with the overall aesthetic of the original structure.  
 

3.17.2.  Impacts  
 

The Ardmore Transit Center project will result in the construction of new buildings within the 
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Ardmore Business District. The architecture of the new train station, mixed-use building, parking 

garage, and pedestrian bridge will be a traditional style that is compatible with the Ardmore 

Commercial Historic District, meet the goals of the Ardmore Master Plan, adhere to the 

requirements of the MUST, and can be accepted by HARB. The concept renderings provide a 

preliminary vision for the look of the Ardmore Station, Main Street, transit, and streetscape 

improvements. The complex will be of a similar scale, massing, and character to the rest of the 

business district and Suburban Square.  
 

3.17.3.  Mitigation  
 

The Ardmore Transit Center project will be developed according to the Master Development 

Agreement between the Township and the Developer, Dranoff Properties, including applicable 

local, state, and federal requirements that provide protection and consideration of historical 

resources. This project will be comprised of a transit-oriented, pedestrian focused urban village, 

planned under the Townships’ MUST zoning overlay.  During construction, normal screening 

with fences and tarps, typically erected for security and protection, will screen the site from 

public view. Construction fencing should be painted and made to look as attractive as 

reasonably possible to mitigate any negative impacts on Ardmore’s shopping district.   
 

3.18.  Community Cohesion 

 

3.18.1.  Existing Conditions  
 

The Ardmore community is effectively if unofficially divided into two neighborhoods, separated 

by Lancaster Avenue. Most businesses and community facilities are on, adjacent to, or 

accessed by Lancaster Avenue. Lancaster Avenue provides retail and professional services for 

the community, with Suburban Square, just adjacent to the Ardmore Transit Center Project area 

on Coulter Avenue, providing additional retail, office, and restaurant opportunities. The Lower 

Merion Township Administration Building at 75 E. Lancaster Avenue and the Lower Merion 

Township Police Building at 71 E. Lancaster Avenue are the only community and institutional 

facilities located within the project study area boundary. There are community facilities in close 

proximity, including the Ardmore Library located at 108 Ardmore Avenue, a post office branch at 

30 Ardmore Avenue, the Merion Fire Company at 35 Greenfield Avenue, the Ardmore 

Presbyterian Church and School at 5 W. Montgomery Avenue, and Lower Merion High School 

at 245 E. Montgomery Avenue. (See Figure 3-3, Community Facilities Map.) Residential 

areas are more prevalent further away from Lancaster Avenue, so most residents have to use 

Lancaster Avenue, Ardmore Avenue, and Anderson Avenue to access services on the other 

side of Lancaster from them. Both Lancaster and Anderson Avenues are within the Transit 

Center Project area.  
 

3.18.2.  Impacts  
 

The project area covers three census block groups, only one of which has a minority population 

significantly above Ardmore as a whole. The project will not impact local business and 

residential neighborhoods. All three block groups contain a larger percentage of populations 

below the poverty line, though no displacement of these populations is expected. 

Socioeconomic characteristics of the area are addressed in more detail in Section 3.19 – 

Environmental Justice.  
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Figure 3-3 Community Facilities Map 
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The planned increase in parking supply will improve accessibility to the businesses in the area 

as well as to community facilities such as the Ardmore Transit Center and the Township 

Building. These findings point in general to minimal community disruption for the following 

reasons:  
 

 Neighborhoods or community boundaries will not be altered by the project. 
 

 Access to community facilities will not be reduced by the project and are expected to be 
enhanced.  
 

 The cohesion of the community would not be altered by the physical or psychological 
separation of residents and/or activities; no such barrier would be created by the project.  

 
3.18.3.  Mitigation 
 

Short-term disruptions due to construction may occur but adequate parking in the area will be 

provided.  

 

3.19.  Environmental Justice  
 
As required by the provisions and guidelines of Executive Order 12898, Federal Actions to 
Address Environmental Justice, U.S. Department of Transportation Order on Environmental 
Justice (DOT Order 5610.2),  and the FTA Circular 4702.1A. Environmental Justice Populations 
include minority and low-income.  

 
3.19.1.  Existing Conditions  

 
Identification of low-income populations and minority populations in the study area come from 
the U.S. Census of 2000 and 1990, as directed by the Council of Environmental Quality report 
“Environmental Justice Guidance under the National Environmental Policy Act”. The boundary 
of the redevelopment plan traverses three census block groups; tract 2053, block group 2; tract 
2054, block group 4; and tract 2055.01, block group 1 (See Figure 3-4, Ardmore Transit 
Center Project Area Block Groups Map). Basic population and household characteristics are 
provided in Table 3-3 and Table 3-4. 
 

Table 3-3  -  Population 

Place 
Population Percent 

Change 1990 2000 

Tract 2053 Block 2  1,050 970 -7.6% 

Tract 2054 Block 4  797 868 8.9% 

Tract 2055.01 Block 3  1,194 1,144 -4.2% 

Ardmore CDP  12,646 12,568 -0.6% 

Montgomery County  678,111  750,097  10.6% 

Pennsylvania  11,881,643  12,281,054  3.4% 
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Census block groups 2053.02 and 2055.01.03 both lost population at rates slightly higher than 

found in Ardmore as a whole, but much higher than the rate of growth in the county or state. 

Block group 2054.04 was the only block group to increase in population between 1990 and 

2000.  

 

Table 3-4  -  Household Characteristics 

  Place 
# Households 

Percent 
Avg. 

Household 
Size 1990 2000 

Tract 2053 Block 2  467  468  0.2% 2.14 

Tract 2054 Block 4  487  509  4.5% 1.59 

Tract 2055.01 Block 3  466  481  3.2% 2.4 

Ardmore CDP  5,331  5,529  3.7% 2.27 

Montgomery County  254,995  286,098  12.2% 2.54 

Pennsylvania  4,495,966  4,777,003  6.3% 2.48 

 

 
Census block group 2054.04 stands out with an unusually low average household size, 

suggesting that there are more units aimed at single persons than families. This kind of 

development is often found along retail corridors such as is found in this block group. Racial 

characteristics for the study area were evaluated, as shown in Table 3-5.  
 
 

Table 3-5  -  Racial Composition 

  Place  
1990 2000 

White Black Other White Black Other 

Tract 2053 Block 2  51.1% 47.9% 1.0% 53.7% 38.8% 7.5% 

Tract 2054 Block 4  95.4% 2.5% 2.1% 87.0% 9.9% 3.1% 

Tract 2055.01 Block 3  73.5% 24.0% 2.5% 71.2% 28.8% 0.0% 

Ardmore CDP  85.5% 13.0% 1.5% 83.6% 11.8% 4.6% 

Montgomery County  91.4% 5.8% 2.8% 86.5% 7.4% 6.1% 

Pennsylvania  88.5% 9.2% 2.3% 85.4% 9.9% 4.7% 

 

 
Two Census blocks, 2053.02, 2055.01.03 had minority populations larger than Ardmore as a 

whole. In block group 2053.02, over 45% self-identify as a minority, down slightly from 1990’s 

census minority population rate. In block group 2055.01.03, 28.8% of respondents self-identify 

as minority. Ardmore’s minority population comprises 16.4% of the total population. Income 

characteristics were also evaluated, as shown in Table 3-6.  
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Table 3-6  -  Per Capita Income 

  Place  
1989 

Per Capita 
Income 

Inflated 1989 
Per Capita 

Income 

1999 
Per Capita 

Income 

Real Growth 
Per Capita 

Income 

Tract 2053 Block 2  14,035 20,182 20,815 3.1% 

Tract 2054 Block 4  30,834 44,339 33,281 -24.9% 

Tract 2055.01 Block 3  18,108 26,039 33,027 26.8% 

Ardmore CDP  22,295 32,060 36,111 12.6% 

Montgomery County  21,990 31,622 30,898 -2.3% 

Pennsylvania  14,068 20,230 20,880 3.2% 

 

 

Census block group 2054.04 saw a near 25% drop in real income between 1989 and 1999, far 

worse than any other evaluated area. The other two census block groups saw real income rise 

between 1989 and 1999, but only Block Group 2055.01.03 saw growth greater than that of 

Ardmore as a whole.  

 
 

Table 3-7  -  Poverty Rate 

  Place  
1990 

Poverty Rate 
2000 

Poverty Rate 

Tract 2053 Block 2  19.0% 12.9% 

Tract 2054 Block 4  2.9% 5.1% 

Tract 2055.01 Block 3  2.6% 1.3% 

Ardmore CDP  5.3% 4.9% 

Montgomery County  3.5% 4.4% 

Pennsylvania  10.8% 11.0% 

 
 

Two census block groups have a higher percentage of households below the poverty line than 

Ardmore as a whole. Most noticeably, tract 2053 block group 2, the block group with the highest 

minority population among evaluated census blocks, had more than double the Ardmore 

average of 4.9%, at 12.9%. However, this block group has seen a significant decline in the 

percentage of households below the poverty line since 1989.  

 
3.19.2.  Impacts  

 

As proposed, the Ardmore Transit Center Project would occur in part within a Census block that 

has a minority population above the average for Ardmore, and that has a low-income population 

above the average for Ardmore.  

 
The project will not involve the acquisition of business and residential properties and community 
facilities. Based on the scope of the project and the existing site conditions, impacts on 
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community cohesion, interaction, and population loss are not expected. The project will not alter 
the current land uses patterns. The project site is located within the Ardmore Business District 
and not in principal residential areas. Access to community facilities and emergency response 
time would not be changed by the project.   
 

All properties will be accessible during the construction of the Ardmore Transit Center. The 

maintenance and protection of traffic plan will address accessibility and visibility for businesses 

during construction. The existing train station will remain operational during construction and the 

switch over to the new facility will be undertaken to avoid service disruptions. Pedestrian and 

vehicular traffic will be maintained during construction with the exception of the SEPTA/Amtrak 

and municipal parking lots. The SEPTA/Amtrak and municipal parking lots will be closed and 

replaced with the new mixed-use building and the new Main Street. The access driveway will 

remain open for use by the adjacent businesses whose properties back-up to the existing 

access driveway. There will be short-term temporary traffic restrictions during certain types of 

construction operations in the project area. Commuter and public replacement parking will be 

provided throughout downtown Ardmore area including the Bernicker, Cricket, Schauffele, and 

Ardmore West parking lots.  
 

The Ardmore Transit Center project will be compatible with the architecture and aesthetics of 

the area. The architectural design will have features and use materials that complement the 

area including the Ardmore Commercial Historic District. Therefore, the project is not expected 

to have adverse impacts on the community visual characteristics.  
 

An erosion and sedimentation plan, dust control, and noise reduction provisions will be 

implemented during construction for the purposes of avoiding and minimizing, to the extent 

practicable, air quality and construction noise concerns.  
 
The project is consistent with the goals and objectives of the Ardmore Master Plan to provide 
transportation and infrastructure improvements, economic development, housing, and public 
safety. These key elements are expected to be beneficial for the populations identified under 
environmental justice.  
 
No impacts or disproportionately adverse effects on environmental justice populations (minority 
or low income), minority businesses, or other disadvantaged populations (i.e., elderly) are 
anticipated as a result of the project.   
 

3.19.3.  Mitigation  
 
The Ardmore Transit Center project will not result in impacts or disproportionately adverse 
effects on environmental justice populations. The project will include features and enhancement 
measures that provide overall benefit for Ardmore. The project includes streetscape elements 
such as trees, urban landscaping, signage, lighting, improved ADA measures, and improved 
access to link the Ardmore Business District and Suburban Square.   
 
The public outreach program will continue throughout the design and construction phases of the 
project. Public outreach will include meetings, workshops, special interest group meetings, and 
communications media such as the project and Township websites.   
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3.20.  Safety and Security  
 

3.20.1.  Existing Conditions  
 

The Ardmore Transit Center project is located in a highly visible area that includes the Lower 

Merion Township Administration Building and the Police Services Building. The project area is 

highly urbanized with both pedestrian and vehicular traffic. There are no safety and security 

problems identified in the project area.  
 

3.20.2.  Impacts  
 

The proposed Ardmore Transit Center will not pose safety or security problems. The new 

Ardmore Train Station will be designed to meet SEPTA and Amtrak requirements including 

security features. The mixed-use building will be designed according to local building codes, 

state and federal requirements, and design criteria established by the Township. The project will 

include lighting, communication systems, security systems, high-level platforms, new sidewalks, 

new crosswalks, improved traffic circulation, dedicated commuter pick-up and drop-off areas 

that will minimize pedestrian activity within the roadway. The proposed new “Main Street” will 

increase pedestrian activity in the transit facility area.  
 

Safety and security provisions during construction will be identified and developed during the 

design phases and will be included in the construction documents. During construction, safety 

and security will be the responsibility of the construction contractor. The construction site will be 

fenced and access restricted to appropriate construction personnel. Outside of normal business 

hours gates will be closed and locked. Necessary access for pedestrians to the station platforms 

or within the roadway will be protected from falling debris and from moving vehicles with 

appropriate fencing, barriers and overhead protection as necessary.  
 

3.20.3.  Mitigation  
 

The proposed project will include provisions for safe and secure operations that are expected to 

improve the safety and security of transit patrons, local residents, pedestrians, and workers.  
 

3.21.  Secondary Development  
 

3.21.1.  Existing Conditions  
 

The objective of a Secondary Development evaluation is to identify probable secondary effects 

on regulated and unregulated resources that are likely to occur as a result of the Ardmore 

Transit Center project. As defined by FTA’s guidance document, secondary development “can 

be thought of as changes in land use that could be fostered indirectly by the implementation of a 

mass transportation project on properties adjacent to or near it”. Secondary impacts, therefore, 

are those that occur later in time or are further removed in distance, and are not initiated by the 

transportation agency. Typically they are implemented by nearby landowners, developers, and 

businesses in reaction to the project and could impact socioeconomic characteristics and 

demand for infrastructure and community services.  
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3.21.2.  Impacts  
 

The Ardmore Transit Center project was the result of a full-range planning study with goals and 

objectives established for the project through a public participation process. One of these goals 

was to provide a catalyst for the revitalization in the Ardmore Business District. It is therefore 

anticipated that the Ardmore Transit Center will have secondary impacts in that it will be one of 

the “tipping points” that encourage revitalization. Ardmore revitalization and redevelopment of 

specific properties are desirable and in conformance with Lower Merion Township’s adopted 

1979 Comprehensive Plan as discussed in Section 3.22. Therefore, secondary development as 

a result of the project is considered beneficial for Ardmore.   
 

3.22.  Consistency with Local Plans  
 

Several local and regional plans and studies were reviewed to determine if the proposed 

Ardmore Transit Center project is consistent with land use and transportation plans or policies. 

The following studies and plans were reviewed as part of this analysis:  

 
 Horizons: The Year 2025 Plan for the Delaware Valley – 2004 

 

 Transportation Plan, Shaping Our Future, A Comprehensive Plan for Montgomery 
County, 2025 – n.d.  
 

 Land Use Plan, Shaping Our Future, A Comprehensive Plan for Montgomery County, 
2025 - n.d. 
 

 Comprehensive Plan, Lower Merion Township - 1979  
 

 Ardmore Transit Center Plan – October, 2003  
 

 Ardmore Redevelopment Area Plan – January, 2005  
 

 Ardmore Revitalization Plan Update – March, 2005  
 

 Existing Land Use and Conditions Report for an Area within Ardmore – April, 2004  
 
 

The proposed Ardmore Transit Center Project is consistent with elements of each plan. 

Consistent elements usually focused on land use goals, such as mixed use, compact 

development, and open space, or on transportation goals, such as station improvements, 

pedestrian accessibility, and parking.  
 

The proposed Ardmore Transit Center Project is consistent with several land use goals and 

transportation policies contained in Horizons: The Year 2025 Plan for the Delaware Valley. The 

Delaware Valley Regional Planning Commission (DVRPC) Horizons Plan has established 

certain Land Use Goals, including “strengthening the urban centers and older suburbs of the 

region, to maintain and enhance quality of life and increase their appeal as a place to live, work 

and visit” and “linking land use and transportation and encourage most of the region’s 

forecasted growth to occur in a hierarchy of designated Centers and along key radial and 

circumferential Transportation Corridors”. According to the Horizons Plan, Ardmore is a 
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designated center. Other land use goals include “maintaining the stability and community 

character of those communities that have avoided the cycle of decline”, and “recentralizing a 

portion of the forecasted population and employment growth and stem further losses in these 

older suburban communities”.  
 
The proposed Ardmore Transit Center Project is also consistent with transportation policies in 
The Horizons Plan, including “encouraging transit-oriented land use and mixed use 
development”, and “promoting the use of public transit, bicycle and pedestrian facilities, 
telecommuting and ridesharing”. 
 
 

4. AGENCIES CONSULTED 
 

The proposed Ardmore Transit Center Project Environmental Assessment includes coordination 

with various environmental and regulatory agencies. Since the project study area has 

substantial cultural resources, extensive coordination was conducted with the Pennsylvania 

Historical and Museum Commission (PHMC) and will continue throughout the development of 

the proposed project. A Section 106 initial consultation meeting was held with the PHMC on 

October 17, 2005. The purpose of the meeting was to introduce the proposed project, tasks, 

and to discuss Section 106 requirements and coordination activities. A follow-up meeting was 

held October 1, 2008 to update the PHMC on the project including the selection of the Proposed 

Action and Section 106 tasks. 

 

5. PUBLIC COORDINATION  

 
A public participation program was developed and implemented for the purposes of presenting 
project information, obtaining public input, and to address concerns and issues. The public 
participation program to date includes formal presentations, meetings, workshops, open houses, 
and the Lower Merion Township website.  

The planning of the Ardmore Transit Center Project involved several phases: Phase 1 was 
completed in September 2003 and included the Vision and Conceptual Plan; Phase 2 was 
completed in August 2004 and included a Feasibility Analysis and Redevelopment Area 
Designation; Phase 3 was initiated during the winter of 2005 and includes the Redevelopment 
Area Plan and Approval, Alternatives Development, the Environmental Assessment, and 
Selection of the Proposed Action.  

The public participation outreach includes the general public, public and elected officials, and 
stakeholders. The communities in the Township of Lower Merion are active participants in the 
process. Stakeholders were identified and are considered important participants in the planning 
process. The Stakeholders will have a role in the implementation of the proposed project. 
Meetings and interviews were held with the following:  

Township of Lower Merion 
Montgomery County 
Delaware Valley Regional Planning Commission 
Amtrak 
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Southeastern Pennsylvania Transportation Authority (SEPTA) 
Pennsylvania Department of Community & Economic Development (DCED) 
Pennsylvania Department of Transportation (PennDOT) 
Ardmore Business Association   
Ardmore Business District Authority/Ardmore Initiative 
Ard-Wood Civic Association 
Main Line Honda 
North Ardmore Civic Association 
Suburban Square  
 

The ongoing public participation program has been maintained and expanded throughout the 
planning study process and will continue during the design and construction phases. The 
following is a summary of the public participation activities conducted during the planning 
process:  

 Ardmore Civic Complex Stakeholders Briefing 12/7/2000  

 Stakeholders Presentation and Meetings 11/2002 to 1/2003  

 Presentation to Ard-Wood Civic Association 12/12/2002  

 Ard-Wood News and Community Input   

 Public Visioning Process: Ideas Workshop Presentation and  

 Common Elements Analysis 4/30/2003  

 Design Workshop: Presentation Meeting and Workshop 5/28/2003  

 (Ardmore Transit Center Public Participation Plan Report, October 2003)  

 Board of Commissioners and Planning Commission  

 Project Plan Presentation and Public Comment 8/1/2003  

 Public Meeting to Present the Vision and Conceptual Master Plan 9/9/2003   

 Ardmore Area Redevelopment Area Presentation 4/22/2004  

 Presentation at the Lower Merion Township Planning Commission 6/3/2004  

 Urban Land Institute Presentation 9/24/2004  

 Project Update Presentation 11/15/2004  

 Ardmore Redevelopment Area Final Plan Posted on Website 1/11/2005  

 Presentation Update on the Ardmore Revitalization Plan 2/9/2005  
 
The Environmental Assessment and associated environmental studies for the proposed 
Ardmore Transit Center Project was initiated during the fall of 2005. The participation program 
implemented during the planning phases will continue during the development of the 
Environmental Assessment in compliance with NEPA and Section 106.  

In addition, the public involvement program was expanded to meet the requirements under 
Section 106. In compliance with Section 106, several organizations were invited to partake in 
the project as Section 106 Consulting Parties. The Section 106 Consulting Parties were invited 
to review and comment on the cultural resources reports prepared in compliance with Section 
106. These cultural resources reports and associated materials include the Pennsylvania 
Historic Resource Survey Form, Determination of Effect Report, Archaeological Reports, and 
Programmatic Agreement. The Section 106 Consulting Parties include:  

Ardmore Initiative 
Ardmore Business Association 
Conservancy of Montgomery County  
Historic Architectural Review Board (HARB) 
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Lower Merion Historical Commission 
Historical Society of Montgomery County  
Lower Merion Historical Society  
Lower Merion Conservancy 
Montgomery County Planning Commission 
National Trust for Historic Preservation 
 

5.1 Environmental Assessment Public Participation to date:  
 
Public Presentation and Open House #2 – Environmental Assessment Update  
 
Date: May 10, 2006  
 
Location: Lower Merion Township Administration Building  
 
The purpose of the meeting and open house was to update the public on the environmental 
studies, existing conditions, proposed action, and impacts, obtain public input and estimated 
schedule.  
 
The meeting format consisted of a formal power-point presentation held at 7:00 PM (See 
Appendix E, Public Coordination). The formal presentation was followed by an open house in 
the lobby area of the Township building where attendees were able to review and discuss the 
various display boards with the project team. The display boards included project study area, 
overview of the environmental resources, and planned activity. During the open house the 
project team received comments and questions from the public and provided responses. Also, 
question/comment sheets were provided for the attendees to write comments and/or questions 
concerning the proposed project. The formal presentation was posted on the Lower Merion 
Township website.   
 
Public Presentation and Open House #1 – Environmental Assessment  
 
Date: November 11, 2005  
 
Location: Lower Merion Township Administration Building  
 
The purpose of the meeting and open house was to introduce the Environmental Assessment 
process, present an overview of the environmental tasks involved, project team, agency and 
public involvement program, and schedule.  
 
The meeting format consisted of a formal presentation held at 7:00 PM (See Appendix E, Public 
Coordination). The formal presentation was followed by an open house in the lobby area of the 
Township building where attendees were able to review and discuss the various display boards 
with the project team. The display boards included project study area, overview of the 
environmental process and activity to-date, environmental resources scope, and estimated 
schedule. During the open house the project team received comments and questions from the 
public and provided responses. Also, question/comment sheets were provided for the attendees 
to write comments and/or questions concerning the proposed project. The formal presentation 
was posted on the Lower Merion Township website.   
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6. LIST OF PREPARERS 

 
Gannett Fleming, Inc. 
 
Esther McGinnis, Environmental Assessment Project Manager  
 
Susan Gibbons, AIA, AICP, Project Management, Planning 
 
Jeremy Goldstein, Social and Economic Resources 
 
Kristin Civitella, Natural Resources  
 
Pete Falnes, Environmental Site Assessment 
 
Amed El-Aassar, Ph.D., Air and Noise Analyses 
 
 
Cultural Resources Research Services, Inc. 
 
Kenneth J. Basalik, Ph.D., Archaeological Resources 
 
Mary Alfson Tinsman, Historic Resources 
 
Christine Miller, Historic Resources 
 
Lower Merion Township 
 
Angela Murray, AICP 
 
Federal Transit Administration (FTA) 
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7. LIST OF REFERENCES  

 
Ardmore Green, EBL&S Development Proposal 
 
Ardmore Pennsylvania, Urban Land Institute, September 19-24, 2004  
 
Ardmore Redevelopment Area Plan, Hillier Architecture with Econsult Corp., Gannett Fleming, 
Chance Management Advisors, and Desman Associates, January 11, 2005 
 
Ardmore Revitalization Plan Update, Hillier Architecture, March 24, 2005 
 
Ardmore Towne Center, Dranoff Properties Proposal 
 
Ardmore Transit Center & Business Revitalization Plan, BET Investments Proposal 
 
Ardmore Transit Center Public Participation Plan, Hillier Architecture with Econsult Corp., 
Gannett Fleming, Chance Management Advisors, and Desman Associates, October 2003 
 
Ardmore Transit Center Plan, Hillier Architecture with Econsult Corp., Gannett Fleming, Chance 
Management Advisors, and Desman Associates, October 2003 
 
Ardmore Transit Center, Strategic Realty Investments, LLC Proposal 
 
The Cricket Club, Mariner Commercial Properties, Inc. Proposal 
 
Determination of Effects Report, Cultural Heritage Research Services, Inc., January 2009 
 
Existing Land Use and Conditions Report for an Area Within Ardmore, the Township of Lower 
Merion with Hillier, April 22, 2004 
 
Parking and Traffic Analysis Study, Orth-Rodgers and Associates, November 2000 
 
Pennsylvania Historic Resource Survey Form, Cultural Heritage Research Services, Inc., 
December 2005 
 
Phase I Environmental Assessment Report, Gannett Fleming, Inc., February 2009 
 
Phase II Environmental Assessment, Ardmore Transit Center Facilities, Urban Engineers Inc., 
November 2009 
 
Phase 1a Archaeological Survey, Cultural Heritage Research Services, Inc., October 2005 
 
Phase 1a Archaeological Survey Addendum, Cultural Heritage Research Services, Inc., August 
2008 
 
Traffic Analysis Report, Gannett Fleming, Inc., July 2005 
 
Environmental Assessment Cover Graphic Source: Dranoff Properties and JKR Partners, LLC 
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Matrix of Alternative Analysis 
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Transit Station No Yes Yes
Yes, but the size is 

a concern.
Yes Yes Yes Yes Yes Yes Yes

Transit Plaza No Yes Yes

Yes, but the limited 

area is a concern 

for traffic 

circulation.

Yes Yes yes Yes Yes Yes Yes

Parking

Demand
No

No. Narrow lot 

limits parking & 

circulation.

Yes, but an 

underground 

garage would be 

costly.

No No No Yes No Yes Yes No

Revitalization

of the Ardmore 

Business District

No

Mixed-use lot size 

limits development 

opportunity.

Several mixed-use 

sites noted.

Mixed-use lot size 

limits development 

opportunity.

Yes 

Mixed-use lot size 

limits development 

opportunity.

Yes Yes Yes Yes

No mixed-use 

development 

proposed along 

Lancaster Avenue.

Master Planning 

Consistency
No No

Some components 

are consistent. 
No No No Yes No Yes Yes No

Potential Historic 

Resources

No 

Impacts 

No direct impacts. 

Visual concerns 

with station and 

new building.

16 properties 

contributing to 

Historic District.

No direct impacts. 

Visual concern with 

the station and new 

building. 

5 properties and 5 

small garage type 

structures contribute 

to the the Historic 

District. Visual 

concern with the 

station and building.

5 garage type 

structures contributing 

to the Historic District. 

Visual concern with 

the station and 

building. 

9 properties on 

Lancaster and 5 garage 

type structures 

contributing to the 

Historic District. Visual 

concerns with station 

and building.  

9 properties on Lancaster 

and 5 garage type 

structures contributing to 

the Historic District. 

Visual concerns with the 

station and building. 

9 properties on Lancaster 

and 5 garage type 

structures contributing to 

the Historic District. Visual 

concerns with the station 

and building.

11 properties on 

Lancaster and 5 garage 

type structures 

contributing to the 

Historic District. Visual 

concerns with the station 

and building. 

No direct impacts. 

Potential visual 

concerns with 

station, garage and 

mix-used building.

Potential 

Archaeological 

Resources

No 

Impacts 

Archaeological 

study needed

Archaeological 

study needed

Archaeological 

study needed

Archaeological study 

needed

Archaeological study 

needed.

Archaeological study 

needed.

Archaeological study 

needed.

Archaeological study 

needed.

Archaeological study 

needed.
No Impacts 

Potential Section 

4(f) Use
No use No use Yes No use Yes Yes Yes Yes Yes Yes No use 

Potential Property 

Acquisition
0

2 properties; 

SEPTA/

Amtrak lots.

14 properties 5 properties 5 properties
5 properties (garage 

type structures)
9 properties 9 properties 9 properties 11 properties 0

Potential Business 

Displacements
0 0 14 businesses 5 businesses 5 businesses 0 7 businesses 7 businesses 7 businesses 11 businesses 0

Potential 

Residential 

Displacements 

0 0 Yes 0 Yes 0 Yes Yes Yes Yes 0

  Environmental Resource Impacts

Table 2-1 Matrix of Alternative Analysis (Page 1 OF 2)

      Needs
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Transit Station Yes Yes Yes No Yes

Transit Plaza Yes Yes Yes No Yes

Parking

Demand
Yes

Yes, parking 

garage of 450 

spaces.

Yes, but 

underground 

garage would be 

costly.

No additional 

parking.
Yes

Revitalization

of the Ardmore 

Business District

Yes Yes yes No Yes 

Master Planning 

Consistency
Yes Yes Yes

Consistant with 1 

element only.
Yes

Potential Historic 

Resources

No direct 

impacts. Need to 

access Visual 

concerns.

No direct impacts. 

Need to access 

Visual concerns.

No direct impacts. 

Need to access 

Visual concerns 

from Towne 

Square.

No direct impacts. 

Need to access

Visual 

concerns.

No direct impacts. 

Need to access

Visual 

concerns.

Potential 

Archaeological 

Resources

Archaeological 

study needed.

Archaeological 

study needed.

Archaeological 

study needed.
No

Archaeological 

study needed.

Potential

Section 4(f) Use
No use No use No use No use No use

Potential

Property 

Acquisition

5 properties; 

SEPTA/Amtrak/A

thensville Parking 

Lots and Cricket, 

Bernicker Lots.

2-3 properties; 

SEPTA/Amtrak/At

hensville Parking 

Lots acquisition or 

lease.

5 properties; 

SEPTA/Amtrak/Ath

ensville, Cricket, 

Bernicker, and 

Ardmore West.

0

6 properties; 

SEPTA/Amtrak/Ath

ensville, Ardmore 

West Cricket, and 

Schauffelle lots.

Potential

Business 

Displacements

0 0 0 0 0

Potential 

Residential 

Displacements 

0 0 0 0 0

     Needs

  Environmental Resource Impacts

Table 2-1 Matrix of Alternative Analysis (Page 2 of 2)
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