
Comment 
Type Document Section Comment: Subject Action Staff Notes 

Public Vision and Susceptibility to 
Change 

Any chance to extend the street grid is an exceedingly rare opportunity not to be missed; I am 
excited by plans to extend Athens Avenue over to Greenfield as part of the Piazza Development. 
The current sprawling parking lot on Greenfield next to the fire station is impractical and does not 
provide enough parking to meet demand in this busy retail area. A parking garage should be built 
here, ideally with ground-level retail similar to One Ardmore. This should be one of the orange-
shaded redevelopment sites along with Ardmore West. The entire western end of Ardmore is ripe 
for transformation.  

PARKING No Action 
Required 

Susceptibility for change criteria is being 
requested to be added to the document. 
There has been no indication that 
development is being considered t the 
referenced property 

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

Zoning overlay district appears to be an attempt to resurrect the MUST zone that the recent zoning 
code decided to undo.  Discussion in the master plan attempts  to again change the zoning code to 
allow intense development near the train station- heights up to 6 stories.  The zoning code 
adoption decision was made to stop this overbuilding and to avoid another intense apartment 
house like that planned by KImco on Coulter.  That apartment house was only tolerated because of 
MUST.  The township decided against that type of development in its recent  zoning code.  When 
The Bijoux property was sold and resold, the owner was aware of the zoning changes and Kimco 
was very aware of the height limitations that the township decided on for its parking area.  Kimco 
has yet to even start the apartments that they got through a MUST filing.  I think the planning 
department needs to respect what the zoning expertise and the commission decision after an 
extensive expert zoning review.  We already have approved plans on the books for many large 
multi-residential projects- Piazza and Kimco Coulter.  There is no need for more of these units.  The 
traffic problems already exist from the intense development that has already occurred and many of 
these additional approved plans have not even  broken ground. Township went through an intense 
zoning evaluation and the masterplan should incorporate that decisionmaking.  Also the 
impervious land should not be increased as the Kimco stormwater run off into North Ardmore is an 
ongoing unaddressed problem.  The area in the Masterplan effects the areas on the other side of 
Montgomery- traffic danger, traffic calming and stormwater run off needs to be addressed. 

ZONING No Action 
Required 

The Zoning Overlay is a suggested area, 
but it requires additional consideration. 
Opposition to additional development is 
noted. 

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

Overall this plan seems excellent and wide ranging to create a better Ardmore of tomorrow. 
However, a lot of focus is placed on developing new store fronts, such as replacing the car 
dealership at the end of town. However, are there any ideas that can be directed towards filling our 
currently empty store fronts, some of which are dilapidated. We have plenty of prime locations on 
Lancaster, Rittenhouse place, and Anderson Ave that have been vacant for years. 

RETAIL No Action 
Required 

Retail strategies are included in the plan. 



Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

I am adamantly against increasing allowed building heights to up to six stories. Earlier discussions 
indicated that developers have provided feedback (and there was some vague analysis presented 
of estimated financial profits based on various building heights) that they cannot earn enough 
profit to make it worthwhile to build housing in Ardmore without increasing heights. Frankly, I 
don't believe it and this township has a history of providing too much credence to these individuals 
who tend to be focused on profit first and community last, so let's learn from our past mistakes. A 
good example is how the township handled the Dranoff development. For that development, many 
many giveaways were provided (including financial incentives, free land, and several additional 
stories of height) because he kept saying he needed more and more give aways for the project to 
be viable. Furthermore, the new zoning codes for downtown Ardmore have only been in effect for 
a few years, during which time we had a global pandemic. I feel that it is far too soon to say 
whether or not currently allowed heights, which are well though out, are too short. I also think 
there should be a legitimate analysis and discussion of how many housing units we need in 
Downtown Ardmore, rather than just supporting the idea that we need more and more without a 
legitimate discussion. And I am committed to more housing, especially lower income (or lower than 
market rate housing), I just think increasing building heights at the request of developers is not the 
way to get it done. 

ZONING No Action 
Required 

Opposition to development and support 
of affordable housing noted.  

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

Residents have questioned whether developers really need this much height for development to 
make financial sense for them and would like to see the financial arguments for the proposed 
height increases.  Some also say that developers are not stakeholders and that their opinions 
should not be taken into consideration in the master plan.   

ZONING Included as a 
recommended 
edit. 

Opposition to height and development 
noted. A recommendation has been 
included to include the financial 
reinvestment analysis. 

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

The affordable housing incentive should be offered only if developers make the allotted units truly 
affordable for lower income people (eg 60% or lower below AMI), not for those in the Keystone 
workforce bracket (80-120% of Keystone AMI.) I've heard concern that it is not right for affordable 
housing to be stuck near the train tracks.  

HOUSING No Action 
Required 

The affordability limits are not 
established with this plan, but rather 
with the existing zoning code. Affordable 
units are incentivized all of the existing 
zoning district, not only a potential future 
zoning overlay.  of the affordable housing 
plan, not established here.  

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

Some are concerned about the 4-6 story recommendations, stating that this will cause more traffic 
and parking congestion as well as a canyon effect.   Some may not understand the 
recommendations for different height levels in different locations in the downtown. 

ZONING No Action 
Required 

No comment needed.  



Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

Reducing the number of parking spaces on Rittenhouse Place will be problematic for the businesses 
there. 
At least one business owner thinks that the data indicating that the public garage is under-used is 
faulty and believes that it is usually 90% full. 

PARKING Included as a 
recommended 
edit. 

A recommendation that improvements 
on Rittenhouse Place for additional 
streetscape amenities, traffic calming, or 
bike lanes give due regard to the need 
for parking, both short term and longer 
term, necessary to support businesses.   

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

To eliminate and remove any existing parking in Ardmore is ludicrous. I have worked on East 
Lancaster Avenue, Ardmore since June 1967 and have watched Ardmore develop into what it is 
today. Parking has always been a concerned issue over all the years and much more now than ever 
due to increased population especially with large apartment developments, and more approved 
that are forthcoming such as Piazza and Suburban Square. I recall PA State grant money for a 
commuter and local parking garage to be adjacent to the existing Ardmore Train Station. Somehow 
this money got moved to a private developer who built Ardmore One. There is some public parking 
at this site but not nearly enough for the current demands. To remove Scheuffele Plaza would be a 
disaster effecting businesses and retailers. Tired Hand dominates this parking lot in the afternoons 
and evenings so where will their customers park? To make the situation worse, Rittenhouse Place 
parking elimination has an added impact on businesses and retailers adjacent to Scheuffele Plaza. 
This is crazy and distorted thinking by the Planning Commission!! And where will the Township 
employees park or will the Township provide convenient and free parking at the Township Building 
protecting them from the helter skelter of finding daily parking? 
The only study required here is who should be the new members of the planning committee? 

PARKING Recommended 
Edit 

A recommendation that improvements 
to Schauffele Plaza should give due 
regard to the need to provide vehicular 
access, short term, and handicapped 
parking to proximate businesses.  While 
most parking could potentially be 
eliminated, some may be required to 
support businesses.  Consideration 
should also be given to whether 
maintaining a vehicular throughway is 
beneficial to provide access to the 
Ardmore One parking garage.    

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

I would like to request that Ardmore adopt the similar student housing laws that Bryn Mawr has 
recently done, closing the loophole that would allow permanent residents to be subjected to the 
daily disturbances that comes along with student housing being located in compacted residential 
areas.  

HOUSING No Action 
Required 

Regulations applicable to student 
housing are not limited to Bryn Mawr but 
are Township-wide, however these 
regulations are not applicable to existing 
non-conforming uses.  

Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

I believe the AMP is an overall excellent proposal and I agree with all of the conceptual goals. The 
planners seem to include all stakeholders and realistically assess the scope and potential of public-
private partnerships. Affordable housing should be a primary goal of this plan. It would make sense 
to expressly prohibit any new single-family housing in the Transit Overlay Zone (if this is not already 
done) as this, along with the land trust and developer incentives, would help the township meet its 
affordable housing, transit- and pedestrian-friendly development and sustainability goals.   

HOUSING No Action 
Required 

No comment needed.  



Public Policies & Strategies: Zoning, 
Parking, Affordable Housing, 
and Retail 

Thank you for taking so many steps to make the streets of Ardmore safer for pedestrians. I would 
ask that three additional areas receive traffic calming devices. These areas are along W County Line 
Rd & W Spring Ave, where there is a significant and heavy amount of pedestrian traffic along with 
several school bus stops. Traffic absolutely flies down these streets and I have been witness to so 
many near misses. We need to slow traffic down to prevent someone being hurt going in and out 
of Haverford College and the Vernon Young Park. I would ask that speed humps be installed at: 
Intersection of Ardmore Ave & W County Line Rd; Intersection of Hannum Dr & Greenfield Ave; 
Intersection of Greenfield Ave W Spring Ave. This neighborhood really needs some extra attention, 
I know we sit along the county line but there are so many families with young children and traffic 
here is a real problem. The intersection of Ardmore Ave & W County Line is a main artery for 
students and the community. Installing speed humps at the top and bottom of Greenfield Ave 
(intersections of Hannum Dr & W Spring, respectively) would dramatically change the quality of live 
for these streets and make it safer for our children. Thank you in advance for your consideration.  

TRAFFIC 
CALMING 

No Action 
Required 

The majority of the intersections 
identified are unfortunately outside the 
study area for this plan but these 
comments have been forward to the 
Traffic Safety Unit so they are aware of 
the request for traffic calming.  

Public Strategic Public Investment: 
Multimodal Toolkit Treatments 

The traffic calming does not address the needs of the ambulance service and the fire department.  
Both are in the zoning overlay and no traffic controls are devised for the heavy traffic that these 
emergency services need to get through to get to Lancaster and Montgomery Avenues. 

TRAFFIC 
CALMING 

No Action 
Required 

Both Traffic Safety & Fire Safety 
participated in the steering committee 
which considered their comments and 
concerns.  

Public Strategic Public Investment: 
Multimodal Toolkit Treatments 

There needs to be an intersection safety improvement at Woodside Rd & Montgomery Ave. There 
are many cars that speed along Montgomery Ave and cars are turning right from Woodside Rd. 
Also, some cars who are turning do not give the right of way for pedestrians  to cross first, even 
though there is a crosswalk light. The crosswalk light should be update to the one similar that is 
located at suburban square 

TRAFFIC 
CALMING 

Recommended 
Edit 

Recommendation to include intersection 
improvements at Woodside Rd & 
Montgomery Avenue 

Public Strategic Public Investment: 
Multimodal Toolkit Treatments 

The sidewalk along Montgomery Ave from Woodside Rd to Bleddyn Rd is extremely narrow on the 
northern side of the street. Wheel chairs and strollers can’t even fit around telephone polls. This 
makes it quite scary to walk along the street towards Suburban Square because you’re very close to 
cars which are often going faster than the 25 mph speed limit. Many community members would 
like to walk into downtown Ardmore instead of drive but the narrow sidewalk and limited 
crosswalk access makes this difficult. Widening the sidewalk to be ADA compliant and provide 
safety from traffic would benefit the community and decrease the need to drive and park in 
downtown Ardmore.  

PEDESTRIAN 
ACCESS 

No Action 
Required 

While it would be ideal to widen this 
sidewalk, given the existing 
infrastructure improvements required 
with the train tracks, it is outside the 
scope of this plan. However, if there was 
a time when the bridge was rebuilt this 
would be brought up to code 
requirement for sidewalk width.  

Public Strategic Public Investment: 
Multimodal Toolkit Treatments 

Montgomery is very hostile to pedestrial traffic, from the HS to the west of Valley Rd.  It's so 
narrow and the cars are so fast.  The cars needs to slow down somehow, and it needs to be more 
walkable. 

PEDESTRIAN 
ACCESS 

No Action 
Required 

There are several intersections identified 
along Montgomery Avenue for 
intersection improvements to upgrade 
pedestrian access and comfort.  



Public Strategic Public Investment: 
Multimodal Toolkit Treatments 

One of the most-discussed issues at the public meetings concerned the paucity of pedestrian 
access to Suburban Square from Lancaster Avenue. Curiously, it does not seem to have been 
addressed. My own suggestion is to build a pedestrian bridge over the railroad tracks from the top 
of the proposed multi storey parking garage at the train station to Suburban Square. This type of 
thing has been done multiple times around the country without interfering with the overhead rail 
catenary. A thoughtfully designed, glass-enclosed pedestrian bridge would provide access and 
great views of the skyline as well as passing trains. And it could be a striking architectural icon for 
visitors to the city. 

PEDESTRIAN 
ACCESS 

No Action 
Required 

Not within scope of this plan and would 
potentially violate height limitations. 

Public Strategic Public Investment: 
Multimodal Toolkit Treatments 

I would like to see more bike lanes on Montgomery ave. This will help pedestrians feel safe walking 
on the sidewalk without the feeling of cars speeding down next to them on Montgomery Ave.  

MULTIMODAL No Action 
Required 

The plan encourages improved bicycle 
access along lower stress roadways. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

There is no explanation of how the bike path will connect from the Ardmore west parking lot to 
Station Road. 

MULTIMODAL Included as a 
recommended 
edit. 

Staff has also identified this deficiency 
and included a recommendation to align 
the proposed bike path with the current 
Main Line Greenway route.  

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Bike routes are not serving the important routes for the township.  The big issue is how to get kids 
safely to the high school,  the playing fields at the high school and the the large busy streets that 
bikes need to cross and travel around- Lancaster and Montgomery. The idea of e scooters needs 
serious study-  Europe has had a lot of accidents and alot of ditched bikes when rental scooters are 
allowed. 

MULTIMODAL No Action 
Required 

The plan does not propose the use of 
dockless electric scooters, but does 
include strategies aimed at increasing 
bike access. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Are planners coordinating with the Main Line Greenway in creating a localized bicycle and 
pedestrian network? They should. It’s important to think about how plans for the core area can 
help streamline access for Haverford College students & trail users, as well as people in Narberth, 
Wynnewood and South Ardmore. 

MULTIMODAL Included as a 
recommended 
edit. 

Staff has also identified this deficiency 
and included a recommendation to align 
the proposed bike path with the current 
Main Line Greenway route.  

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

I understand you're working within the realities of PennDOT, but this stretch really needs to go 
from 3 -> 4 lanes. 

TRAFFIC 
CALMING 

No Action 
Required 

Lancaster Avenue is unfortunately not a 
candidate for a road diet due to the 
existing daily volume of traffic. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

I strongly feel that a midblock crossing from Ardmore Music Hall and Schauffele Plaza should be 
part of the master plan. 

MULTIMODAL No Action 
Required 

This was discussed with PennDOT and 
given the close proximity of adjacent 
crossings it was not recommended. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

There needs to be some sort of pedestrian/bike crossing over/under the SEPTA/Amtrak line from 
Rittenhouse Place to Coulter Avenue that could be used in lieu of the narrow sidewalk on the 
Church Road viaduct. 

MULTIMODAL No Action 
Required 

Not within scope of this plan; however 
there are improvements proposed aimed 
at enhancing the existing connections. If 
in the future either bridge were to be 
replaced, there would be a 
recommendation for added mobility.  



Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Our health center is on the first floor of the Plaza 16 Building, facing Schaufelle Plaza.  We have 
been there 13 years, and we have over 5000 patients and clients who have come to us from the 
Main Line, Philadelphia, and up to an hour away, in the time we have been at this location.  We see 
upwards of 20 people a day in our office for chiropractic care, nutrition, massage and to make 
purchases in our vitamin store.  These patients and clients need parking nearby as many have 
limited mobility or pain issues or they are families coming with babies or strollers.  At least a couple 
of patients a day use the handicap parking right outside our doors to be able to come for care.  At 
least a couple of clients a day leave our office and go to nearby restaurants or stores before going 
back to their car to head home.  We would not be able to stay in this location if there was no 
parking outside our doors.  We would definitely need to move to a different location and likely out 
of Ardmore if there was no suitable office with proper parking for a doctor's office.  I believe taking 
out the parking from this lot would also be a giant problem for the Ardmore Music Hall, the 
Ripplewood Restaurant and Bar, and the Tired Hands Fermentaria.  All of these businesses bring a 
huge amount of people to downtown Ardmore and are a big reason why so many people want to 
live in this area.  They are frequented by many people who drive to come to these businesses; I 
know this because I park in Schaufelle Plaza daily and see everyone walking to these businesses 
from this parking lot beginning around 4pm each day. 

PARKING Included as a 
recommended 
edit. 

Short term parking needs is one of the 
recommendations being considered. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

The proposed pedestrian safety improvements on the Lancaster Ave segment between Church Rd 
to the Wynnewood Shopping Center are inadequate for the level of speeding that occurs here and 
the number of pedestrians that attempt to cross this road to access the businesses and offices 
here.  I think this is one of the most dangerous sections of Lancaster Ave - there have been 
pedestrian fatalities here. Also there should be a long term connectivity plan for cyclists to safely 
access this section of Lancaster Ave from both sides of Lancaster Ave, to get to Wynnewood 
Shopping Center and the medical/dental office buildings on the other side. 

MULTIMODAL Included as a 
recommended 
edit. 

Crossing should be connected to the 
signalized intersection which could be at 
either end of the shopping center 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Protected bike lanes here would be hugely beneficial for connectivity to Whole Foods and the 
Wynnewood shopping center. 

MULTIMODAL No Action 
Required 

Bicycle improvements are not proposed 
on Lancaster Avenue; however a 
recommendation has been included to 
identify the current Main Line Greenway 
route to better understand how low 
stress roads can be utilized for cyclists.  



Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Improving access from on side of the AMTRAK/SEPTA railroad tracks to the other was one of the 
primary concerns voiced at the public charrette that I attended, and I believe not including it in the 
current draft is an oversight. Maybe the best way to address this concern is to build a 
pedestrian/bicycle overpass from the top of the proposed multi-story public parking facility at the 
Station Road transit hub to Suburban Square.  Such pedestrian bridges over electrical cantenaries 
have been built in multiple places around the country. Some of them have become architecturally 
iconic structures in their own right. I suggest applying for federal Reconnecting Communities Pilot 
Program funds to reunite the two halves of Ardmore. Another approach is to provide  
pedestrian/bicycle access by substantially improving the existing tunnel under the tracks that is 
unsafe and unsightly. It needs to be wider, brighter and safer. Another possible Reconnecting 
Communities Pilot Program project. 

MULTIMODAL No Action 
Required 

An additional bridge over the train tracks 
is not within the scope of the master 
plan. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

I don't see why the SEPTA-Lancaster Avenue leg of Station Road can't be closed to traffic 
altogether. Redesigned as green space and a plaza, it would serve as a mini-park as well as provide 
space for restaurant and cafe dining. And it would be a beautiful gateway to the city. In addition, it 
would ease traffic congestion at the Lancaster-Cricket intersection. Ample access to the train 
station and garage is available along the extension of Station Road in front of the parking garage to 
Rittenhouse, as well as the alleyway to Lancaster Avenue in between. 

GREENING No Action 
Required 

The master plan recommends new civic 
spaces be identified. Currently the 
thinking is that station road would need 
access for future bus circulation and 
parking garage access. 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

In general, the planned bike and ped improvements in the Station Rd section look great. Consider 
bike improvements on Andersen Rd. from Station Rd to Coulter Ave, this is a key route for 
commuting cyclists. 

MULTIMODAL No Action 
Required 

Improvements for this corridor will be 
considered with the Active 
Transportation Plan to be consistent with 
the current route of the Main Line 
Greenway 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Maybe I missed it, but I don't see street improvements projected for Anderson Ave and 
Montgomery?  

PEDESTRIAN 
ACCESS 

No Action 
Required 

Improvements for Anderson and 
Montgomery are identified on the 
Strategic Infrastructure Investment Map 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Prefer Alternative 1 on Rittenhouse Place, which provides parking protected bike lanes MULTIMODAL No Action 
Required 

Preference noted 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Will the next hearings be zoomed?  They should be zoomed, as few people have attended past 
meetings due to COVID and the plan seems to deal with only a few areas of the town. 

PROCESS No Action 
Required 

Yes- the Building & Planning Committee 
meetings are hybrid. Please also note 
that the recordings are available at 
https://lmtv.viebit.com/ 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Love the roundabout, this is a good location for it. MULTIMODAL No Action 
Required 

Preference noted 



Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Love the roundabout concept MULTIMODAL No Action 
Required 

Preference noted 

Public Strategic Public Investment: 
Multimodal Transportation 
Concept Plans 

Please do not install lighting option B, it is undirected and causes unnecessary light pollution and 
disturbs the residents who live on the higher floors on Lancaster Avenue. 

GREENING No Action 
Required 

Preference noted 

 


