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1.0 BACKGROUND

1.1 Preface
Ardmore is one of nine neighborhoods located in the Township of Lower Merion (Census 2000 Population: 58,740, 
1.3% increase from 1990) in Montgomery County, Pennsylvania and is the municipal seat of Lower Merion 
Township.  Lower Merion is a first-ring suburb of Philadelphia that is commonly referred to as the “Main Line” 
and has a median household income of $86,373 with a median house value of $341,100. (National: $41,994 and 
$119,600 respectively).  

The Ardmore Redevelopment Area covers approximately 48 acres and focuses on the section of Lancaster Avenue 
from Ardmore Avenue forming the west boundary to Church Road forming the east boundary with several municipal 
and private parking lots to the north and south on either side of the Septa/Amtrak R5 rail line.  The Redevelopment 
Area overlaps parts of two existing commercial districts - the Ardmore Business District and Suburban Square 
Shopping Center.  The Business District, which is located south of the railroad tracks, extends along Lancaster 
Avenue from Woodside Avenue to Church Road, extending one to two blocks north and south.  The business 
district also includes the Township Municipal Complex and the Ardmore local Historic District.  The Suburban 
Square District includes the blocks north of the railroad tracks to Montgomery Avenue between Mill Creek Road and 
Sibley Avenue.  Suburban Square contains over 260,000 square feet of commercial space and is one of the oldest 
shopping centers in America.

Downtown Ardmore has experienced economic decline over the last several decades.  A recent analysis of the 
turnover rates and frequent vacancies in the business district indicates that the area is having difficulty in attracting 
and maintaining stable tenants.  Low rents and high value expectations have led to disinvestment in the area.  Other 
studies have identified significant parking deficiencies in downtown Ardmore for SEPTA / Amtrak, Suburban Square 
Shopping Center and the Ardmore Business District.  This shortage of parking, both current and anticipated, further 
constrains the economic vitality of downtown Ardmore and inhibits the use of mass transit facilities by the general 
public, increasing congestion on local and regional roadways. 

In September 2003, the Board of Commissioners of Lower Merion Township accepted the Ardmore Transit Center 
Conceptual Master Plan.  The Conceptual Master Plan was undertaken through a grant from the Delaware Valley 
Regional Planning Commission and federal Community Development Block Grant funds to evaluate multi-modal 
transit, transportation and parking inefficiencies and economic revitalization needs in Ardmore.  Completion of the 
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Figure 1: Ardmore Transit Center Conceptual Master Plan, September 2003
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Conceptual Master Plan concluded Phase 1 of the 
Ardmore Transit Center Plan to revitalize the Ardmore 
commercial center and municipal seat of Lower Merion 
Township.  The second phase of the Ardmore Transit 
Center Plan examined the design and feasibility of 
major redevelopment components envisioned in the 
Conceptual Master Plan.  Phase 2 began in October 
2003 and concluded in September 2004.  During this 
period, the area was designated as an area in need of 
redevelopment.  To advance the process begun two 
years ago and bring the Ardmore Transit Center Plan 
to fruition, this Redevelopment Area Plan has been 
prepared. 

1.2 Vision & Goals
The Township has a strong tradition of public 
involvement in its land development process and long 
range planning efforts. For this reason, the Township 
required the consultant team to conduct extensive 
stakeholder interviews and outreach to the general 
public to insure the widest possible input. Over 30 
stakeholder interviews and two public workshops were 
conducted as part of the Ardmore Transit Center Plan 
to help formulate a collective vision and development 
strategy for the revitalization of Ardmore.  Participant 
input from these workshops formed the basis from 
which the following vision statement was established:

“Revitalize the Ardmore transit station area between 
Lancaster and Montgomery Avenues to be the 
pedestrian-friendly center of Ardmore – an inviting place 
to live near, shop, and work in.”
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To achieve this vision, the following goals were established:

1. Revitalize Lancaster Avenue to help the business district become commercially competitive
2. Improve transit facilities
3. Seek private investment (target = 60% to 80%) to implement the plan
4. Satisfy existing and future parking demand
5. Improve the pedestrian and vehicular traffic infrastructure to serve long-term needs of the district

These goals were developed based on input from the public workshops, consultation with stakeholders and 
recommendations from the consultant team. 

1.3 Redevelopment Process
The redevelopment process, as described by the Pennsylvania Urban Redevelopment Law of 1945 (P.L. 991, No. 
385), provides a process for identifying those areas within a community that are in need of revitalization and, on 
the basis of that determination, developing a plan to revitalize those areas through sound social and economic 
development policies and programs.  The process involves 3 steps – Redevelopment Certification, Redevelopment 
Area Plan, and Redevelopment Proposals.

Redevelopment Certification

The Redevelopment Law contains the following criteria for establishing the need for redevelopment within a 
particular area:

1. Unsafe, unsanitary, inadequate and overcrowded conditions 
2. Inadequate planning of the area
3. Excessive land coverage of the buildings 
4. Lack of proper light and air and open space
5. Defective design and arrangement of the buildings 
6. Faulty street and lot layout
7. Economically or socially undesirable land uses

Only one of the seven criteria must be met in order for an area to be deemed in need of redevelopment.  The law 
states that the applicable conditions need not be evident throughout the area under study.  The fact that individual 
properties are free from blight does not make the finding arbitrary in that comprehensive planning requires that 
areas be considered in their entirety and not in their non-severable parts. 
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The Ardmore Redevelopment Area was certified by the Township of Lower Merion Planning Commission on July 
29, 2004 and the Montgomery County Planning Commission on August 11, 2004.  Copies of the resolutions are 
included in Appendix A. 

Redevelopment Area Plan

After certification has been received, a Redevelopment Area Plan for the designated area may be prepared.  
This document is the Redevelopment Area Plan for the Ardmore Redevelopment Area.  The contents of the 
redevelopment area plan are as follows:

1. The boundaries of the project area with a map showing the existing uses of the real properties herein 
(Section 4.1: Project Area) 

2. A land use plan of the project area showing proposed uses following redevelopment (Section 4.2: 
Proposed Land Uses)

3. Standards of population densities, land coverage, and building intensities in the proposed redevelopment 
area (Section 4.3: Existing Zoning)

4. Preliminary site plan of the area (Section 4.4: Illustrative Site Plan) 
5. A statement of any proposed changes, if any, in the zoning ordinance and maps (Section 4.5: Proposed 

Zoning)
6. A statement of any proposed changes in street layouts and proposed traffic regulation, including the 

separation of vehicular traffic partially or totally from pedestrian traffic where feasible (Section 4.6: 
Proposed Street Changes)

7. A statement of the extent and effect of the rehousing of families which may be made necessary from 
the redevelopment area and the manner in which such rehousing may be accomplished (Section 4.7: 
Relocation)

8. A statement of the estimated cost of acquisition of the redevelopment area and all other costs necessary to 
prepare the area for redevelopment (Section 4.8: Preliminary Cost Estimate)

9. A statement of such continuing controls as may be deemed necessary to effectuate the purposes of the act 
(Section 4.9: Proposed Standards and Controls)

The general goal of the Redevelopment Area Plan is to provide a framework for present and future redevelopment.  
Clear planning policies for land use, zoning and capital program investment will not only guide the orderly growth 
and development of the area, but will also serve as a road map for interested developers.  
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Redevelopment Proposal

Upon adoption of the Redevelopment Area Plan, the Redevelopment Authority, through a request for proposal (RFP) 
process, will prepare Redevelopment Proposal(s) to implement the Plan.  The Proposal(s) will be reviewed by the 
Township and County planning commissions and forwarded to the Township Board of Commissioners and County 
Board of Commissioners for approval.  Upon acceptance of the Redevelopment Proposal(s), the Redevelopment 
Authority will be authorized to acquire properties through negotiations or use the power of eminent domain, as 
needed, to facilitate the Plan’s implementation by private redevelopers.



6January 11, 2005   |   Ardmore Redevelopment Area Plan

2.0 PLAN ELEMENTS

2.1 Project Area
The Ardmore Redevelopment Area (Figure 2) is wholly within the Township of Lower Merion, Montgomery County, 
Pennsylvania.  It encompasses the area north of Lancaster Avenue and south of the SEPTA regional rail line from 
just west of Ardmore Avenue (111 West Lancaster Avenue - McDonald’s) to Church Road (125 East Lancaster 
Avenue – Frankel/Armen Chevrolet-Buick), and includes parcels fronting on the south side of Lancaster Avenue 
from just west of Ardmore Avenue (124 West Lancaster Avenue – Arrow Auto Car Wash) to Argyle Road (6 East 
Lancaster Avenue – M&T Bank).  The redevelopment area extends south from Lancaster Avenue to include 
parcels fronting on Cricket Avenue to the southern property line of the Cricket Avenue municipal parking lot, parcels 
fronting on Rittenhouse Place to Cricket Terrace, and parcels adjacent to the Schauffele Plaza parking lot.  The 
redevelopment area also includes 2 parcels north of the railroad tracks, which are commonly referred to as the 
Ruby’s Lot and Coulter Avenue Lot, surface parking areas within the Suburban Square Shopping Center.

Redevelopment Area Boundary

The Ardmore Redevelopment Area consists of and includes the area generally bounded as follows:

BEGINNING at a point which is the intersection of southerly right-of-way line of Lancaster Avenue with the easterly 
right-of-way line of Church Road, THENCE, proceeding northerly along the easterly right-of-way line of Church 
Road to the southerly right-of-way line of the railroad, THENCE, proceeding westerly along said right-of-way line to 
the easterly property line of 108 Sibley Avenue (Trader Joe’s) extended, THENCE, proceeding northerly along said 
extended property line to the northerly right-of-way line of the railroad, THENCE, proceeding westerly along said 
right-of-way line to the easterly property line of the commuter parking lot on Coulter Avenue (Coulter Lot), THENCE, 
proceeding northerly along said property line to the southerly right-of-way of Coulter Avenue, THENCE, proceeding 
westerly along said right-of-way to the westerly property line of the Coulter Lot, THENCE proceeding southerly 
along said property line to the northerly right-of-way of the railroad, THENCE, proceeding westerly along said 
property line to the easterly right-of-way of Anderson Avenue, THENCE, proceeding northerly along said right-of-
way to the northerly right-of-way of Montgomery Avenue, THENCE, proceeding westerly along said right-of-way to 
the westerly property line of the Suburban Square parking lot (Ruby’s Lot) extended, THENCE proceeding southerly 
along said property line extended to the southerly right-of-way of the railroad, THENCE, proceeding westerly along 
said right-of-way to the westerly property line of 111 West Lancaster Avenue (McDonald’s), THENCE, proceeding 
southerly along said property line extended to the southerly right-of-way of Lancaster Avenue, THENCE, proceeding 

SECTION 



Figure 2: Redevelopment Area Boundary Plan

November 22, 2004
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westerly along said right-of-way to the westerly property line of 124 West Lancaster Avenue (Arrow Auto Car Wash), 
THENCE, proceeding southerly along said property line to the southerly property line of same parcel, THENCE, 
proceeding easterly along said property line of same parcel to the easterly property line of same parcel, THENCE, 
proceeding northerly along said property line to the southerly property line of 104 West Lancaster, THENCE, 
proceeding easterly along southerly property lines of 104-120 West Lancaster Avenue to the right-of-way of Ardmore 
Avenue, THENCE, proceeding easterly across the Ardmore Avenue right-of-way to the southerly property line of 
44 West Lancaster Avenue to the westerly property line of same parcel, THENCE, proceeding southerly along said 
property line to the northerly right-of-way of West Athens Avenue, THENCE, proceeding easterly to the easterly 
property line of the easement for the Municipal Parking Lot #4 (Cricket Lot), THENCE, proceeding northerly along 
said property line to the southerly property line of 38 West Lancaster Avenue, THENCE proceeding easterly 
along said property line and continuing along the southerly property line of the Cricket Lot to the right-of-way of 
Cricket Avenue, THENCE, proceeding across said right-of-way to the southerly property line of 59 Cricket Avenue, 
THENCE, proceeding along said property line to the easterly property line of same parcel, THENCE, proceeding 
northerly along easterly property line of same parcel and extending along the easterly property lines of 33-59 Cricket 
Avenue to the southerly right-of-way of Cricket Terrace, THENCE, proceeding easterly along said right-of-way to 
the  westerly right-of-way of Rittenhouse Place, THENCE, proceeding across said right-of-way to the southerly 
property line of 35 Rittenhouse Place, THENCE, proceeding along said property line to the easterly property line of 
same parcel, THENCE, proceeding northerly along said property line and continuing along easterly property lines of 
15-35 Rittenhouse Place to the southerly property line of 76 East Lancaster Avenue, THENCE, proceeding easterly 
along said property line to the easterly property line of same parcel, THENCE, proceeding, northerly along said 
property line to the southerly right-of-way of Lancaster Avenue, THENCE, proceeding along said right-of-way to the 
intersection with the easterly right-of-way of Church Road, the point of BEGINNING.

Existing Land Use

Buildings within the redevelopment area are generally 2 to 3 stories in height.  Most of the structures are densely 
developed, fully covering each lot, and sit close to the street line.  Existing land use (Figure 3) comprises 5 
categories: commercial, mixed-use (street-level retail with residential above), surface parking, institutional / 
municipal, and open space.  Commercial and mixed-use compose the predominant land uses and are interspersed 
along the primary and secondary streets. Some structures have discontinued use of upper stories. Surface 
parking, both private and public, represents the next largest land-use category and is distributed throughout the 
redevelopment area.  These parking areas include 6 municipal lots, the SEPTA commuter lot, private lots for 
Suburban Square and a car lot for Main Line Honda.  The Township Administration Building and Township Public 
Safety Building are located along the north side of Lancaster Avenue across from Argyle Road.  The SEPTA / 
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Figure 3: Existing Land Use Plan

December 29, 2004
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Amtrak station building is also within the Redevelopment Area on Station Avenue.   These buildings represent the 
institutional uses within the study area.  The pocket park / bus station at Schauffele Plaza constitutes the only open 
space within the redevelopment area other than the small lawn in front of the Township Administration Building. 

2.2 Proposed Land Use
The Proposed Land Use Plan (Figure 4) has been prepared based on the following goals and objectives:

• To revitalize the Ardmore Business District into a successful commercial destination for area residents, 
workers and visitors.

• To develop a long-term comprehensive parking plan.
• To identify optimal locations for mixed-use facilities.
• To determine appropriate program mix and design guidelines for new mixed-use facilities.
• To improve pedestrian and transportation linkages and connections within the District.

The above listed goals and objectives are consistent with those of the Ardmore Transit Center Conceptual Master 
Plan that was accepted by the Lower Merion Township Board of Commissioners in September 2003.

The proposed land uses within the redevelopment area remain the same as in the Existing Land Use Plan except 
for the following areas with the proposed use in parenthesis: Transit Center Lot (mixed-use), Bernicker-Honda Lot 
(mixed-use), Cricket Lot (mixed-use), Township Square (open space), and Schauffele Green (open space).  Areas 
proposed as mixed-use would contain different principal uses, such as residential, and commercial and /or parking.  
Areas envisioned as open space would be public green spaces that could be used for public gatherings and other 
outdoor activities. 
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Figure 4: Proposed Land Use Plan
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2.3 Existing Zoning
The standards for population density, land coverage, and building intensity are governed by the control of the 
Township of Lower Merion Zoning Ordinance.  Existing zoning within the Redevelopment Area (Figure 5) includes 
the following classifications: Ardmore Special Development District 1 (ASDD1), R7 Residential District (R7), C1 
Commercial District (C1) and C2 Commercial District (C2).  The recommendations put forth in the Proposed Land 
Use Plan are consistent with these classifications.

The Ardmore Special Development District 1 applies to most of the redevelopment area south of the railroad right-
of-way and west of Argyle Road excluding the municipal buildings to the western boundary of the Redevelopment 
Area.

The C1 Commercial District applies to a portion of the Ruby’s Lot along Anderson Avenue.   The rest of the 
lot is zoned as R7 Residential District.  This is the only area where the C1 and R7 classifications occur in the 
Redevelopment Area.  

The C2 Commercial District applies to the area of the Redevelopment Area along Lancaster Avenue from the 
Municipal Building to Church Road.  It also applies to the portion of the Redevelopment Area along Coulter Avenue, 
one property on the west side of Anderson adjacent to the tracks, and the existing train station parcel.

2.4 Illustrative Site Plan
The Illustrative Site Plan (Figure 6) is a preliminary site plan.  It is an example of one way in which development 
could occur within the parameters of the land development controls of the Redevelopment Area Plan.  Although 
not specifically shown on the Illustrative Site Plan, additional site improvements are recommended to support the 
redevelopment projects.  These improvements include but not limited to streetscape, wayfinding signage and façade 
enhancements. 
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Figure 5: Existing Zoning Map

December 22, 2004
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Figure 6: Illustrative Site Plan

Bernicker / Honda Lot:
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Transit Center Lot:
Area: 1.31 acres
Existing Use: Surface Parking
     Parking: 74 spaces
     Commuter Parking: 100 spaces
Proposed Use: Mixed-Use
     Train Station w/ Retail and Office
     Commuter Pick-Up / Drop-Off
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     Lancaster Avenue
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    Surface Parking
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Schauffele Green:
Area: 0.75 acres
Existing Use: 
     Municipal Parking: 73 spaces
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Anderson Avenue 
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2.5 Proposed Zoning
The Township is currently considering the adoption of the Mixed Use Special Transit (MUST) Overlay District 
Ordinance.  The MUST ordinance seeks to:

• Encourage development of mixed-use neighborhoods (residential, office and commercial) that foster 
pedestrian activity and sense of community

• Reduce auto dependency and traffic congestion by enhancing public transit opportunities
• Spur economic revitalization of aging commercial districts by concentrating commercial development
• Provide additional housing opportunities

The MUST ordinance would apply to commercially zoned properties (C1, C2, CL, ASDD1) located within certain 
boundaries and tolerances around commuter rail stations in Lower Merion of which the Ardmore Station is one.  
As currently drafted, the ordinance will affect a large part of the Redevelopment Area.  The Proposed Zoning Map 
(Figure 7) shows the portion of the redevelopment area that is proposed to be regulated by the MUST ordinance. 

The Plan recommends that the Township approve the proposed MUST ordinance.  The Dimensional Standards, 
Parking & Loading Requirements, and Design Standards of the MUST ordinance further the goals of the 
redevelopment area plan by promoting Transit Oriented Development (TOD) and encouraging the creation of 
pedestrian friendly environments. 

2.6 Proposed Street Changes
The Redevelopment Plan proposes the following roadway and intersection modifications: 

Lancaster/Ardmore Avenues

• Align Ardmore Avenue on the south with the driveway next to McDonald’s restaurant on the north.
• Add a 100 foot left turning bay on the westbound direction of Lancaster Avenue onto Ardmore Avenue and 

make the adjoining lane a left only lane.
• Add a 300 foot left turning bay on Ardmore Avenue and make the center lane a left-through-right.
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Figure 7: Proposed Zoning Map

December 22, 2004
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Lancaster/Anderson Avenues

• Modify the left lane in the eastbound direction of Lancaster Avenue to a left only lane.

Lancaster Avenue/Station Road/Cricket Avenue intersection 

• Eliminate left turn movements from Lancaster Avenue. The eastbound left turn movements are to be 
redirected to the intersection of Lancaster/Anderson Avenues and the westbound left turns to Lancaster 
Avenue/Rittenhouse Place.

Montgomery Avenue

• The intersection of Montgomery/Anderson at the YMCA driveway is to be terminated. Anderson Avenue is 
redirected to flush in with the Mill Creek Road intersection. 

• Add a left turn bay of 500 feet on the westbound direction of Montgomery Avenue at the intersection of 
Montgomery Avenue/Mill Creek Road.

• Add a right turn bay of 300 feet on the eastbound direction of Montgomery Avenue at the intersection of 
Montgomery Avenue/Mill Creek Road.

Lancaster Avenue/Church Road

• Add a 100 foot left turn and right turn bays on Church Road in the southbound direction.
• Add a 30 foot left turn bay on the westbound direction of Lancaster Avenue.

2.7 Relocation
In accordance with Pennsylvania Law, relocation assistance will be provided according to federal requirements and 
the Uniform Relocation Assistance and Real Property Acquisition Act Regulations.  All relocation will be administered 
by the Redevelopment Authority of Montgomery County in conjunction with the Township of Lower Merion on a 
project specific basis, following the adoption of any Redevelopment Proposal.  

As Redevelopment Proposals are prepared for specific parcels and/or areas the number of businesses and 
households and relocation costs will be identified.  It is anticipated that the Redevelopment Authority of Montgomery 
County and the Township of Lower Merion will find suitable replacement housing and business locations in the area, 
if feasible. 
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2.8 Preliminary Cost Estimate
The preliminary cost estimate for the Redevelopment Plan is approximately $78 million.  Specific cost estimates 
will be presented each time a Redevelopment Proposal is prepared for parcels and/or areas within the Ardmore 
Redevelopment Area Plan.  As in any redevelopment project, exact costs will not be known until acquisition is 
negotiated, relocation needs are identified, and infrastructure improvements are bid.

Conceptual cost estimates are for planning purposes only and provide a guide for the order-of-magnitude of the 
Redevelopment Plan.  No consultation with any construction management firm occurred for this assessment.  
Estimates are based on gross quantities and planning level unit costs.  Gross quantities were approximated from 
the preliminary site plan.  Planning level unit costs were derived from costs used in comparable projects.  Estimates 
do not include all costs.  Some items not included are costs for site preparation, testing, permits, impact fees, 
hazardous materials abatement, structural modifications, utilities, or underground conditions.  Inclusion of these 
costs may significantly increase the estimated amount.

2.9 Proposed Standards and Controls
The Ardmore Redevelopment Area Plan shall remain in effect for a period of twenty (20) years from the date of 
approval of the Redevelopment Area Plan by the Township of Lower Merion Planning of Commission and the 
Montgomery County Planning Commission.
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APPENDIX A: CERTIFICATION
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1

RESOLUTION OF THE TOWNSHIP OF LOWER MERION PLANNING 
COMMISSION FINDING AND DETERMINING THE ARDMORE REDEVELOPMENT 
AREA WITHIN THE TOWNSHIP OF LOWER MERION TO BE AN AREA IN NEED 

OF REDEVELOPMENT

WHEREAS, the Township of Lower Merion, has caused to have conducted a study to determine whether 
certain areas within the Township of Lower Merion qualify as redevelopment areas as defined by the 
Urban Redevelopment Law (Public Law 991); and

WHEREAS, such a study has been conducted by Hillier, being called the Ardmore Redevelopment Area, 
Existing Land Use and Conditions Report, was completed in April of 2004; and

WHEREAS, the Township of Lower Merion Planning Commission has received the report, has examined
the report, has inspected the area under consideration in the report, said area being described in the 
Addendum dated July 2004 and outlined on the map attached hereto as Figure 1, Exhibit “D” and 
described in Exhibit “C;” and

WHEREAS, the Township of Lower Merion Planning Commission has received an analysis report of the 
Ardmore Redevelopment Area prepared by Mullin & Lonergan, dated July 1, 2004, and the Supplemental 
Information prepared by Hillier, dated July 13, 2004, and has examined these reports; and

WHEREAS, the Township of Lower Merion Planning Commission has received a review report of the 
Ardmore Redevelopment area prepared by David C. Babbitt AICP, dated July 19, 2004, and a report 
prepared by David H. Horner, P.E., dated July 19, 2004, and has examined these reports and received 
comment from them; and

WHEREAS, the Township of Lower Merion Planning Commission has received public comment at 
meetings held on June 2, 2004 and July 29, 2004; and

WHEREAS, certification of blight and the creation of a redevelopment area is the first step in proceeding 
for redevelopment under the Urban Redevelopment Law; and

WHEREAS, this designation does not endorse any plan or proposal other than the redevelopment area 
attached hereto; and

NOW, THEREFORE, be it resolved by the Township of Lower Merion Planning Commission that:

1. The area in the Township of Lower Merion identified in Exhibits “C” and “D” is found and 
determined to be in need of revitalization because of the existence of the combination of some or all of 
the characteristics listed below which warrant the areas being considered redevelopment areas as defined 
by the Urban Redevelopment Law (Public Law 991 approved May 24, 1945 as amended):

a. Unsafe, unsanitary, inadequate or overcrowded conditions 
b. Inadequate planning of the area
c. Excessive land coverage of the buildings thereon
d. Lack of proper light, air and open space
e. Defective design and arrangement of the buildings thereon
f. Faulty street and lot layout
g. Economically or socially undesirable land uses
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2. The area identified in Exhibits “C” and “D” in the Township of Lower Merion is hereby certified by 
the Township of Lower Merion Planning Commission as a redevelopment area as defined by the Urban 
Redevelopment Law.

3. In evaluating any proposed plan for development within the redevelopment area, the Lower Merion 
Planning Commission desires that appropriate consideration be given to preservation of existing historic 
buildings and districts.

The above resolution was adopted on the motion of __Bob Gray__________, seconded by ___Charles 
Howland________, and carried by a vote of (  7  Yes) ( 0  No) and (  0  Abstention) at the July 29, 2004, 
meeting of the Township of Lower Merion Planning Commission.

__Eileen Trainer_____________________

 Township Secretary
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