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Director’s Report
We’re fortunate at MCPC to be involved in many things that will make a difference in the quality of life for
our residents—both those who are here now and those who will follow us in future years. While balance
and sensitivity—and a constant focus on reality and practicality—are always on our minds, we consistently
strive to take steps which will achieve the vision and goals that our citizens and officials have said they want,
as expressed in our comprehensive plan. In spite of the economic challenges we all face, significant progress
occurred in 2009 on a number of fronts. This report
highlights some of these important projects, programs,
reports, and other activities.

“In spite of the economic challenges we
all face, significant progress occurred in
2009 on a number of fronts.”

Several notable events happened in the area of
transportation. The initial step of our county transportation
program—commonly referred to as the Jump Start
Program—got under way. Through this program, a
handful of needed projects to improve traffic flow started construction, thanks to a partnership of county
and local funding. Improvements on Sumneytown Pike in Upper Gwynedd and on Matsonford Road in
West Conshohocken are the most visible, but traffic signal improvements in Jenkintown, Green Lane, and
Pennsburg, along with other projects, will also help. All will serve as examples of what can be accomplished
if funding can be provided for the full transportation program. Other transportation milestones included
the start of construction on the Route 202 Parkway in Montgomery Township, and the provision of federal
stimulus funds that allowed several deferred construction projects to proceed, including the rebuilding of
portions of Route 422 and the construction of a new and improved I-76 interchange at Henderson Road in
Upper Merion. Additionally, the R6 Norristown Line Service Extension Study was completed, which looked
at the issues involved in extending commuter rail service toward Pottstown and Reading. This has led to a
more detailed feasibility study to look at both the transit and highway needs in the corridor, and how to pay
for them, which will get under way in 2010.
Economic development was also a focus area in 2009. Working in conjunction with our associated economic
development agencies, program guidelines for the county’s new economic development program were
prepared and adopted by the Montgomery County Commissioners, and we prepared a program manual to
implement the program. The county has hired an economic development director, funding applications are
being processed, and the commissioners have awarded funding to several economic development projects.
Additionally, preservation of some of our exceptional landscapes continued in 2009, despite a slowdown
in available funding. A particularly notable accomplishment—involving the county as well as many other
governmental, conservation, and other entities—was the preservation of Erdenheim Farm in Whitemarsh
Township. This well-known and distinctive treasure will remain mostly open and will provide a route for the
future Cross County Trail. Other open space, farmland, and trail projects were also completed, including the
opening of the first segment of the Pennypack Trail.
All the activities we’re involved in are possible because of the leadership, support, and resources provided by
the county commissioners, as well as the vision, insight, and dedication of the four boards through which we
work—the planning commission, open space, farmland preservation, and community revitalization boards.
Thank you all. Working together, along with municipal officials, other agencies, and interest groups, we can
envision a bright future!

Kenneth B. Hughes
Director
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Green Lane Loop

vision

Implementing and Updating the
County Comprehensive Plan

Community Facilities. The water service areas and sewer
service areas will need to be adjusted to reflect the changes
in land use policy.

In 2009, despite the economy, Montgomery County
continued to implement its comprehensive plan. Led by the
planning commission, the county prepared model zoning
ordinances, supported workforce housing initiatives, provided
funds and expertise for downtown revitalization, built trails,
purchased open space, preserved farmland, and supported
critical transportation improvements.

Transportation. Between 2005 and 2010, a number of
important transportation projects, such as the Route
309 reconstruction and turnpike widening projects, were
completed or substantially under way. To reflect these
completed projects, as well as new funding limitations, the
list of priority transportation projects will change.

In 2010, the comprehensive plan will reach the five-year mark,
so we conducted a review in 2009 to make sure the plan is still
on target. We found that overall the plan is still very relevant,
with a few aspects that need some amending. MCPC began
working on the following elements in 2009:

In 2010, we will send the proposed comprehensive plan
changes to all county municipalities for review and comment.
In addition, all proposed changes will be available on the
county Web site. We also plan to schedule a public meeting
on the changes, and the Montgomery County Commissioners
are expected to hold a public hearing.

Land Use. Minor changes are needed to the land use plan
to reflect recent development activity and policy changes
by local municipalities, including the county’s four multimunicipal planning regions.
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Progress
The principal recommendation of the R-6 study was to examine
the feasibility of tolling the US-422 expressway in order to
fund needed highway improvements on US-422, as well as to
potentially fund some of the capital costs of extending commuter
rail service from Norristown to Reading. This multimodal
feasibility study, to be called the US-422 Corridor Improvement
Project, will begin early in 2010 and take approximately 12–18
months to complete. The study will focus on the needed highway
improvements to the US-422 expressway corridor if tolling is
feasible—as the first priority as the law requires—and then the
commuter rail improvements. In addition, a financial plan will
be prepared to address the overall improvement strategy for this
multimodal investment of highway and rail improvements.
U.S. Secretary of Transportation Raymond H. LaHood and U.S. Senator Arlen Specter
met with Montgomery County and other regional leaders to discuss transportation funding, with a focus on the R-6 Norristown Line Service Extension and possible tolling of
Route 422. (L - R) Secretary Raymond H. LaHood, Senator Arlen Specter,
Joseph M. Hoeffel, Vice Chairman of the Montgomery County Commissioners.

Transportation Jump Start
Program Proves Successful
Montgomery County’s Transportation Program got off to a big
start in 2009, when the Montgomery County Commissioners
passed a resolution creating what is commonly referred to as
the Jump Start Program. The Jump Start Program, which is a
portion of the overall transportation program, is a partnership
between the county and six different municipalities to complete
longstanding transportation projects that will improve traffic
flow and safety. Each project is funded by both the municipality
and the county.
The Jump Start Program sets aside nearly $6.2 million of county
funds to help municipalities and regions complete the
following projects:

U.S. Secretary of Transportation Raymond H. LaHood and U.S. Senator Arlen Specter
address questions from the press.

R-6 Norristown Line Service
Extension Study
In February 2009, the Montgomery County Planning
Commission, in cooperation with Chester County and Berks
County, released the R-6 Norristown Line Service Extension
Study. This study was designed to take one last look at how
we could extend commuter rail service from Norristown
to Phoenixville, Royersford, Pottstown, and Reading but
more importantly how to pay for the capital and operating
costs. All of the previous studies over the past decade had
recommended various levels of rail service, as well as capital
and operating costs that were not able to be financed by
normal federal, state, or local funding sources.
6
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Upper Gwynedd Township
Sumneytown Pike Widening Project
(Allentown Road – Beaver Street)
West Conshohocken Borough
Matsonford Road Widening Project
(PA 23 Front Street – I-476 North On-Ramps)
Jenkintown Borough
PA 611 Old York Road Signal Upgrade Project
(Wyncote Road – Madeira Avenue)
Green Lane Borough
PA 29 Perkiomen Avenue and PA 63 Main Street
(New Signal)
Pennsburg Borough
PA 29 Main Street & 11th Street (New Signal)
Pottstown Borough
PA 100 and Shoemaker Road (Intersection Improvements)

Groundbreaking for the first jump start project, located in West Conshohocken, took place on June 16, 2009. The project was completed by September.
(L to R) Vince Totaro, former Conshohocken Council President; James R. Matthews, Chairman, Montgomery County Commissioners; Marcy Rogovin, West Conshohocken
Council President; Khaled Hassan, Pennoni Associates; Joseph M. Hoeffel, Vice Chairman, Montgomery County Commissioners; Bruce L. Castor, Jr., Montgomery County
Commissioner; Scott Zelov,Vice Chairman, Montgomery County Planning Commission Board; Fran Hanney, PennDOT; Bernie Couris, West Conshohocken Borough Councilman.

The first jump start project, the Matsonford Road Widening
Project, began in July 2009 and was completed in September,
using funding from both West Conshohocken and
Montgomery County. Westbound Matsonford Road was
widened from one lane to two lanes from PA 23 Front Street
to the I-476 (Blue Route) interchanges. As a result, the long
traffic backups on the Matsonford/Fayette Street bridge across
the river into Conshohocken have been eliminated, while
drivers in the left lane of the bridge can safely choose to stay
on Matsonford Road or take the eastbound on-ramp of the
I-76 Schuylkill Expressway.
Several of the other jump start projects also began
construction in 2009. The long-planned widening of
Sumneytown Pike in Upper Gwynedd began in late
September; the new signal projects in Green Lane and
Pennsburg started in November. These projects will finish
construction in 2010.
Engineers for the PA 611 Old York Road project in
Jenkintown spent much of 2009 designing the project and
pursuing PennDOT approvals, with construction expected to
start and end in 2010. The PA 100 and Shoemaker project in
Pottstown is also expected to start in 2010.
The deep national recession in 2009 caused the county
commissioners to make the decision to postpone the
10-year, $150 million ballot referendum to fund the

overall transportation program. If passed by the voters,
this larger initiative would allow the county and its partner
municipalities to manage congestion and improve mobility
by funding dozens of transportation projects throughout the
county that are similar in size and scope to the six jump
start projects.

Transportation Projects
advance
US 202 Parkway
Paving and landscaping activities began to shape the new
parkway’s footprint in 2009. The 1.8-mile $32 million project
segment between PA 63 (Welsh Road) and PA 463 (Horsham
Road), known as Section 701, has made dramatic progress.
Construction progressed with bridge work over Route 309
in November. Foundations for abutments and bridge beams
were put in place over the roadway, with work on the concrete
deck already under way as 2009 ended. The 12-foot parallel
multipurpose path is being laid out, and the project is on track
for late 2010 completion.
Route 309 Expressway Reconstruction
Reconstruction of the Route 309 Expressway is nearly
finished. Work on the southern and central sections, between
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The new US 202 Parkway in Montgomeryville, just east of PA 309.

Cheltenham Avenue and the Turnpike interchange, was
finished in 2008. The roadway is now open to traffic through
Cheltenham, Springfield, and Upper Dublin Townships.
Work on the northern section, through parts of Upper
Dublin, Upper Gwynedd, Montgomery, and Horsham
Townships, continues on schedule. The northbound outer
lane between Highland Avenue and PA 63 (Welsh Road) is
complete, the northbound on-ramp and southbound off-ramp
at Butler Pike are now open as well as the Cedar Hill Road
bridge. Construction on the southbound outer lane between
Highland Avenue and PA 63 (Welsh Road) was scheduled to
be completed by the end of 2009. The northbound on-ramp
and southbound off-ramp at Norristown Road are expected
to reopen summer 2010. The entire project is on schedule for
autumn 2010 completion.
PA 309 Connector Project
Construction has begun on the PA 309 Connector Project to
improve north/south movement in the Hatfield/Kulpsville
area between Route 309 and the PA Turnpike Lansdale
Interchange by connecting Sumneytown Pike (PA 63) and
Route 309. This 5-mile-long effort will upgrade Wambold and
Township Line Roads and connect them with a new two-lane
1-mile-long road. The project will proceed in two phases.
Phase 1 includes the proposed realignment of Sumneytown
Pike between Old Forty Foot Road and Freed Road and
improvements to Wambold Road between Sumneytown Pike
and Allentown Road. Work is under way and expected to
conclude in autumn 2013. Phase 2, planned to begin in late
2013, will construct a new mile-long two-lane road north
from Allentown Road connecting to Township Line Road at
Cowpath Road. Township Line Road will be upgraded and
extended to a new interchange at PA-309 and County Line
Road. Final design of Phase 2 is under way.
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Montgomery County Stimulus Projects
The American Recovery and Reinvestment Act of 2009 brought
more than $68 million to area highway projects in Montgomery
County. These projects include:
Roadway and bridge repair along the Blue Route (I-476)
in Plymouth Township and West Conshohocken Borough
($71,728,384)
A new westbound off-ramp and relocation of westbound onramp to I-76 in Upper Merion Township ($10,533,903)
Roadway and bridge repair along US 422 between PA 29
to Township Line Road in Limerick and Upper Providence
Townships ($12,217,790)
Traffic signal upgrades at 33 intersections in 11 municipalities
($4,321,328)
ADA curb ramps in Collegeville, East Greenville, Trappe,
Lower Pottsgrove, Pennsburg, Pottstown, Red Hill, Trappe,
Upper Pottsgrove, and Upper Providence ($1,199,942)
Gateway medians and landscaped entranceways to the village
shopping districts and the Valley Green Road commercial
center in Springfield and Whitemarsh Townships ($403,084)
Lafayette Street Project
The Lafayette Street Corridor Project, which began in 2001, is
an effort by Montgomery County to improve highway access
to downtown Norristown by extending Lafayette Street to the
Pennsylvania Turnpike. MCPC spent most of 2009 continuing
final design and starting the process of acquiring right-of-way.
These tasks will continue into 2010. The project will be built in
several phases. The first phase, expected to begin in 2011, will
extend Lafayette Street from where it now ends to Conshohocken
Road in Plymouth Township. The entire project is expected to be
complete by 2018.

Collaboration
Regional Planning
Continues to Provide Benefits
and Successes
Activity within the four established regional planning areas
continued unabated throughout 2009. The Indian Valley
Regional Planning Commission used its collective knowledge
to develop a model lighting ordinance that was presented to
the participating member municipalities (Souderton, Telford,
Salford, Upper Salford, Lower Salford, and Franconia) for
their consideration. The lighting ordinance incorporated the
best ideas from the International Dark-Sky Association to
limit the amount of light pollution emanating from parking
lots and other exterior light sources. In drafting the ordinance,
the Indian Valley Regional Planning Commission relied
upon the expertise of one of its members who is a lighting
engineer by profession. This regional planning success story
demonstrates the benefits of sharing knowledge, experience,
and expertise across municipal lines.
The municipalities of the Central Perkiomen Region—
Schwenksville, Collegeville, Trappe, Lower Frederick, Upper
Frederick, and Perkiomen—formally amended their regional
comprehensive plan to include the recently completed Central
Perkiomen Valley Regional Transportation and Community
Character Study. As a result, PADOT must now consider the
plan’s recommendations for traffic and roadway improvements
before undertaking a project or issuing a permit (Pennsylvania
Municipalities Planning Code, Article XI).
Two long-desired traffic improvements finally took place in
the Upper Perkiomen Valley (East Greenville, Pennsburg,
Red Hill, Green Lane, Upper Hanover, and Marlborough)

and occurred primarily because of regional cooperation.
The first was the signalization of the off-set intersection at
11th Street and Route 29. It would have been easy for the
municipalities to point fingers when deciding who should
accept responsibility for the improvement or to wait and
hope for PADOT to act. Instead, Red Hill, Pennsburg,
Upper Hanover, the Upper Perkiomen Valley School
District, and the county all joined forces to pay for the
improvement themselves. The traffic lights are now in place
and operating—a testament to regional cooperation. The
second project is the planned traffic light for the intersection
of Routes 29 and 63 in Green Lane Borough. Building
upon the success of 11th Street, Green Lane and the region’s
municipalities again reached out to Montgomery County
for help. The Montgomery County Commissioners agreed
to fund 90 percent of the project with money coming from
the new transportation Jump Start Program. Again, because
this project was identified as a high priority in the Upper
Perkiomen Valley Regional Comprehensive Plan and because
of the region’s demonstrated success in multi-municipal
cooperation, a major traffic improvement project is
taking place.
The largest of the four regional planning organizations,
the Pottstown Metropolitan Region (Pottstown, Upper
Pottsgrove, Lower Pottsgrove, West Pottsgrove, New Hanover,
Douglass, East Coventry, and North Coventry), processed a
number of comprehensive plan amendments and a revision
to its intergovernmental cooperative implementation
agreement. The amendments to the regional plan will allow
for the expansion of commercial development along the Route
100 corridor, and the revisions to the intergovernmental
agreement will give the participating municipalities greater
flexibility in interpreting the term “general consistency.”

Upper Perkiomen Valley

Central Perkiomen Valley

Indian Valley

Pottstown Metropolitan Region
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Communities Benefit from Our
Planning Expertise
One of the casualties of the “Great Recession” has been
the housing and commercial real estate market. Though
economically better situated than many parts of the country,
Montgomery County has not been immune to the decline.
Municipalities that had grown accustomed to issuing tens, if
not hundreds, of building permits per year have seen those
numbers dwindle to a mere handful or none at all. Even in
these times of decreased growth, good planning is still an
important component of successful communities. Now is
exactly the time when municipalities need to review past
planning practices to assess what has and hasn’t worked and
to plan for the future without the stresses and distractions
of unremitting development review. MCPC is doing just
that for the thirty municipalities under contract for planning
assistance, including the eleven municipalities that renewed at
the close of the year.
One of the eleven renewals is Marlborough Township, and
it is typical for the type of planning assistance we provide.
Marlborough intends to take advantage of the current lull in
development activity to proactively modernize a number of its
codes and ordinances. With our assistance, township officials
will assess past development and consider where regulations
need to be revised or replaced and what needs to be added.
The latter includes new regulations for outdoor woodburning furnaces, a tree harvesting ordinance, and a historic

preservation overlay for the entire township. The Village
of Sumneytown will be the beneficiary of a comprehensive
revitalization plan that will include, among other things, a
streetscape and lighting plan and a sidewalk and pedestrian
circulation plan.
The Municipality of Norristown also renewed its contract
this year and added significantly to its work program.
Redevelopment and revitalization are the key words for
Norristown, and MCPC is working closely with the
municipality to help it achieve these goals. Specifically, the
planning assistance contract calls for MCPC to write entirely
new zoning and subdivision and land development ordinances
that will incorporate the goals and objectives of the recently
completed comprehensive plan (also by MCPC). Our
planners are also providing technical and logistical support for
the municipality’s various green initiatives, including the
street tree planting program and municipal parking lot
landscape improvements.
Even the smallest of Montgomery County municipalities
recognize the value of long-range planning. Rockledge
Borough, for example, renewed its planning assistance
contract and will use our expertise to update its revitalization
plan and zoning code to take full advantage of the next
development boom. If you are interested in learning more
about the Montgomery County Community Planning
Assistance Program, contact John Cover at 610.278.3741.

Upper Perkiomen Valley
Indian Valley

Central Perkiomen
Pottstown Metro

Township Contracts
Municipality Contracts
Borough Contracts
Regional Planning Areas
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New Town
Mixed Use Model Ordinance

A new town mixed use (NTMU) development can provide
many benefits:
Positive Image. Walkable mixed-use developments can be
very distinctive places that also provide amenities, such as
urban plazas and central greens.

Over the last fifty years, Montgomery County has been
transformed into a collection of desirable communities
in a major metropolitan area and home to numerous
employment centers. Hundreds of thousands of people
live, work, and recreate within our borders, and we must
look to new types of development that will allow us to
maintain the quality of life in Montgomery County while
accommodating further growth.
Similar to many long-standing suburban areas with
strong commercial centers, the county is not without
its share of aging or abandoned industrial sites and
underperforming shopping centers or office parks. The
good news is these sites provide an opportunity for a
reimagined type of development which features compact
building design, a mix of compatible uses, walkable
destinations, unobtrusive parking, and well-designed
access to alternative transportation choices. However,
few municipalities have the zoning regulations in place to
adequately accommodate such development.
The county’s New Town Mixed Use Model Ordinance
provides guidance and regulations for communities that
need to address the redevelopment of significant sites
at the nexus of existing commercial centers, suburban
communities, and public transportation. A walkable
neighborhood with public amenities built around
commercial and office uses can provide an attractive living
environment, especially for singles, young professionals,
and empty nesters who may prefer an alternative to large
single-family homes or townhome developments that
require a vehicle for all necessary trips.

Transportation Choices. NTMU developments make
it much easier to walk or take public transportation,
especially when built within the regional rail network.
Expanded Tax Base. NTMU developments are usually
large investments that generate higher real estate taxes and
residents with higher incomes. They can also increase the
value of nearby properties.
Site Cleanup and Environmental Improvements. There are
many opportunities for creating NTMU developments on
contaminated industrial sites, which will require cleanup
before any building takes place.
Sustainability. NTMU developments should be
concentrated where road, transit, and utility infrastructure
can support them. These locations optimize energy
efficiency as opposed to sprawled development.
To help local municipalities prepare new town mixed
use zoning, we published New Town Mixed Use District
– Creating Walkable, Transit-Friendly Places. This
guidebook discusses the concept and benefits of NTMU
developments and includes the New Town Mixed Use Model
Ordinance. It is available at www.planning.montcopa.org/
ModelOrdinances. For more information or to purchase the
guidebook, contact MCPC at 610.278.3723.

New Town Mixed Use Districts balance a more dense scale of development with attractive building
design, public amenities, walkable destinations, and alternative transportation choices.
Photo Source: Payton Chung
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Revitalization
Montgomery County
Economic Development
Program Gets Under way
In December 2008 the Montgomery County Commissioners
adopted the recommendations of A Strategic Economic
Development Policy for Montgomery County, Pennsylvania,
which had been prepared for them by an appointed task
force. This initiated the county’s new economic development
program, which is intended to coordinate all the county
economic development activities and strategically focus
the public resources and investments for optimum benefit.
The program anticipates that up to $105 million would be
available over a seven-year period for selected projects
and activities.
In 2009 a number of steps occurred to get the new economic
development program under way. Our commission has had a
key role in this, along with our sister agencies of economic and
workforce development, the redevelopment authority, housing
and community development, and the commissioners office,
which together form the Montgomery County Economic
Development Cabinet. Guidelines were prepared for the
eight program areas that make up the overall effort and were
adopted by the commissioners in April. In the summer we
prepared a program manual, which provides the details and
procedures for each aspect of the program, and we offered a
training session for municipal officials and other potential
applicants in September. Additionally, the county has hired
an economic development director, Ken Klothen, to serve as
the county’s point person and coordinate all the economic
development activities.
With all this in place, along with the availability of the
first portion of the program funding, the county started
accepting and processing applications. As the year ended,
several had been approved by the county commissioners. The
most notable is the funding awarded to USM, a provider of
operations, maintenance, and project management services, to
locate its corporate headquarters in Norristown and to retain
and expand its local workforce. For further information about
the Montgomery County Economic Development Program,
contact Ken Klothen at 610.278.3020.

Ten Years of Revitalizing
Our Communities
The Montgomery County Community Revitalization
Program entered its tenth year of assisting the county’s oldest
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Hatfield Borough renovated a new public parking lot and plaza in the heart of its
commercial district. The new facilities also connect with the county’s Liberty Trail to
provide a great destination for trail users.

developed areas with funding for physical improvements
that spur economic growth. The revitalization program
assists eligible boroughs and townships with establishing a
revitalization plan and then awards grants to projects in the
plans that will strengthen and help stabilize these communities
on a long-term basis. The program benefits the entire county
by creating more sustainable contributors to the regional
economy and helping to satisfy some of the market growth
pressure on farms and open space in rural areas.
Twenty-four communities have participated in the
program and are at various stages of creating new faces
and opportunities in areas that were once the retail,
manufacturing, and social centers of Montgomery County.
These areas still have much to offer residents and employers
in a region increasingly becoming built out. Most of these
communities are already established with a traditional
neighborhood fabric, access to mass transit, workforce
housing, proximity to major roads, and walkable
street patterns.
Since 2000, the revitalization program has provided over $38
million toward implementation grants. A greater amount of
return investment is being parlayed from local governments,

private businesses and developers, state and federal
programs, and nonprofit contributions, thanks in
part to the leverage communities receive from the
county grants.
The most popular type of community project has
been streetscaping, where busy Main Street areas are
beautified and made more walkable with elements
such as period-style lighting, street trees, decorative
pavement and crosswalks, street furniture, and
landscaped plantings. These projects restore vitality
to the traditional commercial districts and make them
more attractive to visitors. Many other types of projects
have also received funding. Some communities are
supporting new cultural and arts institutions that
bring visitors and can help keep a commercial area
alive after dark. The creation of new public parking
spaces is also integral to commercial market growth.
Transportation improvements, such as new roads and
road realignments, transit facilities, and pedestrian
connections, can open an area to new investment
and use. Some communities have also established
facade improvement programs to help local business
owners renovate their exteriors, both preserving older
architecture and attracting new business.
The popularity of the revitalization program remains
very strong. The revitalization board was again faced
with the task of narrowing down a total of $7.5 million
in eligible application requests to the 2009 program
budget of $4.6 million. While not every worthwhile
project could be funded during this round,
many excellent projects were awarded. Some are
highlighted below:
Bridgeport is expanding its successful streetscaping
project along 4th Street so it will connect with
proposed waterfront development.
Hatboro is reconfiguring a formerly private parking
lot, which was previously purchased through the
program, and providing much-needed public
parking in its downtown.
Jenkintown is also constructing a new public parking
lot to supplement its downtown commercial activity.
Lansdale is reconfiguring a public street to allow
more room for a popular brewpub to create a new
destination on Main Street.
North Wales is finishing renovations to a former
cable manufacturing facility to house an expanded
public library and cultural center.
The community revitalization program requires local
matches and encourages outside funding sources so
communities and the county can get a greater return on
their revitalization dollars. For more information on the
program, contact Brian O’Leary at 610.278.3728.

Montgomery County Community
Revitalization Board, 2009
The Montgomery County Community Revitalization
Board is comprised of eight members. The board
meets throughout the year to review implementation
grant applications and revitalization plans and
makes recommendations to the Montgomery County
Commissioners for awarding revitalization program funds.

Kenneth E. Davis, chairman, is a managing director
of Duane Morris Government Affairs LLC. He is also a
former president of the Lower Merion Township Board
of Commissioners and has served on numerous state and
local advisory boards.
Morris J. Dean, vice chairman, is a senior counsel for Blank
Rome LLP. He serves on the board of the Pennsylvania
Housing Finance Agency and was co-chair of the
Montgomery County Strategic Economic Development
Policy Task Force. He is also a former chair of the
Montgomery County Redevelopment Authority.
Peter Hasson is the chief of police for Lower Moreland
Township. He also serves on the board for Montgomery
County Emergency Services and the executive board of
the Montgomery County Chiefs of Police.
F. Lee Mangan is the former manager for Lansdale Borough.
He is also a member of the North Penn Regional Council
of the Arts. Lee served on the Montgomery County
Greenhouse Gas Reduction Task Force and serves on the
boards of numerous state and local boards, including the
Pennsylvania Municipal Electric Association.
Stuart L. Rosenthal is the vice president and manager of
the Water/Wastewater Department at Gilmore & Associates,
Inc. He is also an associate member of the Pennsylvania
Municipal Authorities Association.
James R. Selsor is a retired sales manager for General
Motors Corporation. He is also a former president of the
Springfield Township Board of Commissioners and now
resides in Lower Providence Township.
John Westrum is the founder and chief executive officer
of Westrum Development Company. He also serves as a
member of the Pennsylvania State Planning Board and the
City of Philadelphia Zoning Code Commission. He is a
former president of both the Home Builders Association of
Bucks and Montgomery Counties and the Building Industry
Association of Philadelphia.
John A. Bigham III is an account executive for Vlahos Dunn
Insurance. He is also a board member of the Pottstown
chapter of AMBUCS as well as a member of the National
Association of Insurance and Financial Advisors.
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sustainability

Green Streets
A New Way to Design Streets
Green Streets are an innovative design concept that can
transform our streets into appealing landscaped areas while
managing stormwater runoff. Designed to be attractive as well
as functional, green streets use vegetation and soil to capture,
slow, filter, and infiltrate stormwater runoff. They manage
stormwater, provide environmental benefits, beautify our
streetscapes, add greenery to urban areas, enhance pedestrian
and bicycle safety, and provide habitat. The greatest benefit of
green streets is their ability to meet multiple community goals.
While streets effectively move traffic, they generate
stormwater runoff, air and water pollution, flooding,
and excess heat and can be dangerous for pedestrians
and bicyclists. Green streets use innovative stormwater
management and landscape design to mitigate these
environmental impacts. They improve the water quality of
our streams and rivers by filtering and removing sediments and
pollutants, decreasing volumes, slowing velocity, and reducing
the temperature of stormwater runoff entering our waterways.
In conventional street design, stormwater runoff is directed
into pipes. With green streets, runoff is directed into
landscaped areas typically located along the street edge. The
water is captured and absorbed into the ground as plants
14
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and soil filter pollutants. By using plants and soil to manage
stormwater, green streets mimic natural drainage systems
and offer an attractive alternative to traditional piped
infrastructure. Green streets use various design alternatives
to manage stormwater runoff. They may differ in shape
and space requirements depending on their purpose, but all
provide stormwater benefits. These design alternatives can
include stormwater curb extensions, stormwater planters,
vegetated swales, and rain gardens. The planting design,
vegetation, and soil used are critical to their success, so care is
taken in soil preparation and plant selection.
As communities adopt newer stormwater management
ordinances in conjunction with Act 167 stormwater
management plans and NPDES Phase 2 requirements, green
streets can be one way to meet these new standards. Several
cities, such as Portland, Oregon and Seattle, Washington, have
pioneered this concept and have successfully created many
green streets. Philadelphia is currently proposing using green
streets to address stormwater in some neighborhoods. As
new streets are built and existing streets are reconstructed,
opportunities to use innovative stormwater management, such
as green streets, emerge.
For more information on green streets, see our most recent
issue of Planning by Design at www.planning.montcopa.org/
PlanningByDesign.

Assisting Our Communities in
Better Site Design
MCPC collaborates with communities to provide design
assistance on a variety of projects. In 2009, our design team
collaborated with municipalities to use our expertise on
several greening and open space projects.
Our design team worked closely with Norristown Borough on
several projects including assistance in selecting tree species
for the planting of over 150 new trees along public streets and
improving the visual impact of several vacant parcels along
Main Street. Working with the municipality and property
owners, we created site plans for the vacant lots showing
the addition of streetscape improvements including new
sidewalks, street trees, fencing, and buffer plantings. We also
provided design assistance by creating planting plans for the
municipal hall and an adjacent parking lot. Our team saw the
planting design become a reality by working with Norristown
employees to plant the trees and shrubs, which transformed
the appearance of the parking lot.
Working with Pottstown and Pennsburg Boroughs, we
prepared several conceptual park designs. In Pottstown, we
helped create plans to upgrade several small neighborhood
pocket parks located throughout the community. The concept
plans helped improve pedestrian access and circulation,
created gathering areas, added seating and landscaping, and
located fencing and signage.

Streetscape enhancements on Main Street.

In Pennsburg Borough, we collaborated with the borough’s
open space committee to develop a park master plan that
integrated a newly acquired 4.5-acre former industrial site
into the borough’s existing 7-acre park. The plan provides
direction for the future development of the park and will be
used in seeking grant funding for improvements. A major goal
of the plan was to make the park a year-round recreational
destination with the addition of new multipurpose
fields, a play area for children, and a connecting pathway
system. Another key element was to incorporate greening
improvements, such as environmentally friendly stormwater
practices within the parking lot and naturalized drainage
swales to address stormwater runoff.
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excellence
2009 Montgomery
Award Winners
Five exceptional projects received
a Montgomery Award in 2009. The
Montgomery Awards are dedicated to
raising planning and design awareness
in our communities by acknowledging
outstanding land developments and
revitalization achievements. The program
has two major award categories. One
category focuses on excellence in land
development and planning concepts. The
other recognizes successful revitalization

Land Development Awards

projects and programs. The Montgomery

Woodmont

Awards acknowledge outstanding
projects and programs and honor the
developers, consultants, organizations,
and municipalities for their commitment
and contribution in shaping and enhancing
Montgomery County. Our select group of
winning entries receives local and regional
publicity and is featured at an
awards ceremony.
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Woodmont, a residential community in Lower Moreland
Township, received a 2009 Land Development Award for
successful collaboration and innovative site design. This
well-designed community of 120 single-family homes on 48
acres preserved over 17 acres of open space. The township
successfully collaborated with the developer throughout the
process to adopt zoning to allow a traditional neighborhood
style of development. The site design for Woodmont uses
traditional neighborhood design principles to create a
pedestrian-friendly community. Homes are placed close to
the street with front porches, steps, fencing, walls, and lush
landscaping to enhance the streetscape. Automobile access
is provided by rear alleys so garages and driveways do not
dominate the streetscape. Sidewalks with street trees are
found throughout the development, connecting homes with
neighborhood open spaces and a small corner store. The
traditional architecture, neighborhood open spaces, grid-like
street pattern, street trees, and sidewalks create an appealing
neighborhood. Woodmont is an excellent example
of how new development can use traditional design principles
to create an attractive, pedestrian-oriented, and
enduring community.

Fine Arts Center of Montgomery County Community College

The Haverford School

The Fine Arts Center of Montgomery County Community
College, located on the main campus in Whitpain Township,
earned a 2009 Land Development Award for successful
building renovation and expansion. This project is recognized
for its preservation and renovation efforts, effective site
planning, and sculpture garden. The existing barn and silo
were restored while adding more than 21,468 square feet of
studio, gallery, and classroom space. The building grounds
were designed as a sculpture garden, which is attractively
landscaped and features the work of the late Leon Sitarchuk,
a noted local sculptor. The large landscaped center of a traffic
circle, used for access to the Fine Arts Center, was transformed
into an attractive site amenity known as the Thompson Circle.
This central feature is designed with pathways, grassy knolls,
wooden pergolas, a stone plaza with seating, and carefully
placed sculptures. The center is connected to the rest of the
campus by a pedestrian bridge over a small stream. The Fine
Arts Center is an excellent example of a successful building
renovation and expansion. The center, with its inviting
sculpture garden, is an asset to the college campus
and community.

The Haverford School in Lower Merion Township earned a 2009
Land Development Award for the building expansion of the Upper
School and the preservation and reuse of Wilson Hall. The school
is recognized for its environmentally sustainable design. The project
consists of a new 87,000-square-foot steel-and-glass building. The
4-story building contains art studios, labs, a lecture hall, and other
state-of-the-art classrooms. Wilson Hall, the historic centerpiece of
the campus, was extensively remodeled and is connected to the new
building by a glass atrium. Other award-winning features include
a new landscaped entrance along Lancaster Avenue, a redesigned
parking lot, a rain garden, an amphitheater, and entry plazas
with seating. This project is distinguished by its innovative green
building and sustainable design features, which include water and
energy conservation and extensive use of recycled building materials.
The Haverford School hopes to attain gold certification under the
Leadership in Energy and Environmental Design (LEED) program
of the U.S. Green Building Council. This environmentally friendly
building has become a living educational laboratory for students
to learn about green technologies and to promote environmental
responsibility. The Upper School demonstrates how to combine
a new state-of-the-art facility with an historic building while
incorporating environmentally sustainable design practices. It
reflects a commitment to sustainability and is a valuable asset for
students and future generations.
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Revitalization Awards
Ardmore Crossing

The Village at West Main and Turbo Lofts

Ardmore Crossing, in Lower Merion Township, received a 2009
Revitalization Award for providing much-needed affordable housing
in Montgomery County while successfully transforming a blighted,
underutilized property into a vibrant, intergenerational mixed-income
community. Through extensive collaboration, the project achieved the
unified vision of various public and private stakeholder groups, resulting
in a walkable community with contemporary-style townhomes and
rental apartments for mixed-income families and seniors.

The Village at West Main and Turbo Lofts, in Lansdale Borough,
received a 2009 Revitalization Award for successfully transforming
a vacant brownfield site into a vibrant mixed-use walkable gateway
development. A unique private/public collaboration enabled this
former hosiery mill and machine manufacturing company to be
redeveloped into 45 loft-style residences and over 30,000 square feet
of new retail and office space. Located at Valley Forge Road and
West Main Street, this key gateway of Lansdale Borough is again an
important economic and visual focal point.

In an area of the county where affordable housing is scarce, Ardmore
Crossing offers 53 rental units that are affordable to low- and moderateincome senior citizens and 5 townhomes affordable to moderateincome first-time homebuyers, alongside 26 market rate townhomes.
The renovation of this site and its combination of affordable and market
rate housing have increased the value of this property substantially,
providing increased tax revenues for the township.
The outstanding townhome design incorporates a variety of dwelling
types that are all 100 percent accessible to persons with special needs.
The affordable units are indistinguishable from neighboring market
rate homes, a commendable feature for an affordable housing project.
Amenities include attractive common areas, landscaped parking, and
community gardens. A notable feature of this community is its location
within walking distance to shopping and a local regional rail station.
Early, substantial collaboration and cooperation between the owner,
local professionals, the public, and the local government, greatly
contributed to the success of this project. Ardmore Crossing is an asset
to the community and demonstrates how an underutilized property can
be redeveloped to benefit a variety of residents.
18
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Redevelopments, such as this successful project, are key to
revitalizing communities in Montgomery County as they provide
residents with much-needed housing and retail opportunities. This
project has had a substantial positive impact in the borough, most
notably by contributing toward stabilization of employment and
the population base. It has increased the variety of housing in the
borough and added new retail establishments including Walgreen’s,
Coldstone Creamery, and Starbucks, providing 84 new jobs in the
community. The winning building design maintains and enhances
historic elements of the streetscape while providing modern energyefficient amenities.
Although privately funded, the developers and design team
collaborated extensively with the county and borough. This effort
brought about new zoning to accommodate mixed-use development
and environmental remediation before the project could move
forward. This award-winning project has contributed to the
community through innovative design, public/private partnership,
and a focus on environmental protection and enhancement.

Preservation
Green Fields/Green Towns
Program
Sixty of the 62 municipalities in Montgomery County
submitted grant applications by the close of the Round One
deadline for municipal grant applications on April 1, 2009.
In just the final month before the deadline, approximately 45
applications were submitted. Since April 2004, a total of 140
applications have been submitted by Montgomery County
municipalities. Important trail, farmland preservation, and
acquisition projects were also completed by the county in
2009. Private nonprofit organizations continue to receive
funding for important conservation projects.
Despite all of this success, funding limitations have slowed the
pace of open space projects. Late in 2009, the Montgomery
County Commissioners agreed to borrow an additional $35
million to continue open space efforts. This funding will be
used to pay back funds for past open space projects and fund
currently approved grant projects. About $12 million of the
bond issue will be used to fund future open space projects.

SEPTA. The county also developed the Green Lane Loop,
which continues the Perkiomen Trail from Green Lane up to
the Green Lane Reservoir along Route 29.
County Acquisitions
This year marked a major milestone in the county’s
preservation efforts. Montgomery County, along with
several public and private partners, successfully preserved
the 426-acre Erdenheim Farm in Whitemarsh Township.
In December 2008, the county assisted the Whitemarsh
Foundation in acquiring the 98-acre Angus Tract. Later,
in June 2009, the 91-acre Sheep Tract was purchased by
the Whitemarsh Foundation with county funds. Most of
the remaining 240-acre estate was purchased by a private
landowner and placed under a conservation easement.
Montgomery County obtained the rights to establish a trail
on a designated corridor through Erdenheim Farm. The trail
connection will be a key component in completing both the
Wissahickon and the Cross County Trails.

Farmland Preservation
The Green Fields/Green Towns Program funded an additional
$4 million for farmland preservation in 2009.
Trails
During 2009, the county officially opened a 2.4-mile section
of the Pennypack Trail from Shady Lane to Huntington
Pike. Most of this trail is located in Lorimer Park and was
developed along the Fox Chase-Newtown rail line owned by

Private conservation organizations have continued their
commitment to preserving natural open space areas in the
county. These preservation efforts were carried out by the
Natural Lands Trust, Montgomery County Lands Trust, and
the Pennypack Ecological Restoration Trust. The county
approved two fee simple acquisitions in the Unami Forest of
Marlborough Township, which will permanently preserve
69 acres. In February 2009, the Pennypack Ecological
Restoration Trust received county grant funds to preserve an
additional 37 acres within the Pennypack Wilderness areas.
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Municipal Acquisition Grants
The county approved 11 municipal grant projects in 2009. Seven of these projects
involved the acquisition of 57 acres. Properties acquired varied in size from less
than 1 acre to 20 acres. Some will be developed as active recreation parks with
various facilities, while others will serve more passive recreation needs. The
county also approved four projects that enhance community green infrastructure.
These projects include park development, implementation and improvements,
and trail development. In West Pottsgrove Township, the acquisition of three
properties along the Manatawny Creek, totaling approximately 27 acres, was
funded. Lower Merion received funds to develop over 2 miles of the Cynwyd
Heritage Trail, which will connect Cynwyd and Belmont Hills with Manayunk.

Montgomery County
Open Space Board, 2009
The Montgomery County Open Space
Board is comprised of five members
appointed by the Montgomery County
Commissioners. The board meets monthly
to review open space grant applications
and make recommendations to the county
commissioners for open space acquisition
and preservation.

Elkins Wetherill, chairman, is a former
Montgomery County Commissioner, author
of a field guide to native grasses, and a
resident of Plymouth Township.
Phoebe Driscoll, vice chair, is a member
of a variety of environmental boards
including Montgomery County Lands
Trust and Wissahickon Valley Watershed
Association. She and her late husband,
Lee, permanently protected their 71 acres
as open space; 46 acres are now part of
Natural Lands Trust’s Gwynedd
Wildlife Preserve.

Winterberry Holly Trail Segment - Upper Dublin

John Moyer is president of Moyer &
Son, Inc. in Souderton and lives in the
Unami Hills area of Salford Township.
He previously served as chairman of
the county’s Schuylkill River Greenway
Stewardship Study Committee. John is
also active in cultural development, having
served as board chair for the Montgomery
Theater in Souderton and currently as a
board member of the North Penn Regional
Council of the Arts.
Robert Thomas is a retired claims
investigator, security manager, and state
police officer who lives in New Hanover
Township. He is a member of the
township planning commission and also
serves as a member of the township open
space committee.
Paul Meyer, a resident of Springfield
Township, is the F. Otto Haas Director of
the Morris Arboretum of the University
of Pennsylvania. He has played a major
role in the arboretum’s revitalization and
is an active proponent of open space
preservation and community greening
throughout the region.

Pennypack Creek Preservation Area
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Nine Farms Preserved in 2009
Montgomery County has been participating in the state farmland
preservation program since 1990. By the end of 2009, the county had a
total of 126 preserved farms totaling 7,865 acres, with many more active
applicant farms still eligible for future preservation.

Montgomery County
Agricultural Land
Preservation Board, 2009

The applicant pool for 2009 had 14 new farms at 639 acres. They were
added to the waiting list of other farms, for a total of 46 active applicants
at 1,731 acres by year’s end. We expect at least ten excellent farms to be
presented to the state farm board for approval in 2010, and we continue
to accept applications from owners interested in saving their farmland.

The Montgomery County Agricultural Land
Preservation Board, commonly known
as the farm board, meets once a month
(or as needed) to prioritize farmland for
preservation and to negotiate values with
farm owners. The five-member board
consists of two active farmers, one elected
municipal official, one builder, and one
member-at-large, in accordance with state
law. Since 1990, board participation
has resulted in nearly 8,000 acres of
permanently preserved farmland.

One of the new farms approved in 2009—the Walbridge family
farm—was the first Whitpain Township farm in our program. This
farm of about 75 acres contains 42 acres in the agricultural preservation
program, with land used for feed crops and a horse farm. The township
agreed to help fund farmland preservation after a small part of the
farm was withheld from agricultural preservation for a township trail.
Additionally, the Walbridge family is considering putting another
portion of their land into a lands trust easement. It is truly a beautiful
working farm, with benefits from other types of preservation also.

Jonathan E. Rinde, Esq. is the Montgomery
County farm board chair and the memberat-large. Jonathan is a partner at the law
firm Manko, Gold, Katcher & Fox in Bala
Cynwyd, which concentrates its practice
in environmental law. He is also active
on several other boards in Montgomery
County that work with conservation and
land use.

In 2009, we welcomed two new farm board members—John Corkum
and Keith Freed. John operates a Christmas tree farm and nursery in
Skippack, and Keith is an elected official in Franconia Township.

Harris Mosher, vice chair, is one of the
farmer members. A veterinarian by
training who formerly worked for Johnson
& Johnson, Inc., Harris now operates a
Limousin cattle beef farm in Montgomery
County. He has over 180 acres of his
farmland in preservation or in process.

Nine farms were preserved in 2009. They are located in Lower Salford,
Towamencin, Worcester, Franconia, Marlborough, Salford, Upper
Hanover, Whitpain, and New Hanover Townships. Many were 2008
applicants, but it generally takes more than a year to complete all the
preservation steps.

Another important event this year was our third Keep Farming in
Montgomery County conference. The conference, which took place in
February, was sponsored by the Montgomery County Commissioners.
It focused on three main topics: farming laws and programs, energy
production on farms, and marketing of farm products. Approximately
150 attended the main conference. Two smaller sessions were also
offered. A session on Best Management Practices in the Swamp Creek
Watershed took place prior to the main conference, and Converting to
Organic Farming was held after the main conference.
The preservation of farmland and of farming are important for the
economy, environment, and local food availability in Montgomery
County. For more information on farmland preservation, contact
Elizabeth Emlen at 610.278.3754.

Robert Ayerle, our builder member, is an
owner of the Parec-Cyma Group of Blue
Bell. His company builds high-quality
residences, offices, and industrial spaces.
He provides the farm board with useful
guidance on land values and information
on real estate throughout the county.
Keith Freed, the elected official on our
board, is a Franconia Township Supervisor.
Keith is a division manager with Shelly
Enterprises, Inc. of Souderton, PA.
Additionally, he serves as chairman of the
six-municipality Indian Valley Regional
Planning Commission.
John Corkum is our other farmer member.
He and his wife Alice operate a 40-acre
Christmas tree farm and nursery in Skippack
Township. Their three children help with
the operation. John is a member of the
Keystone Grange.

Indian Valley Farmers’ Market
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Natural Areas Inventory Update
Outreach
The Natural Areas Inventory (NAI) update was prepared in 2007 to
update the 1994 NAI. The update used a systems approach to set the
individual inventory sites into larger conservation landscapes. This
approach emphasizes the relationship between the sites and important
existing conditions, such as forest cover, geology, and hydrologic
features. Dr. Ann Rhodes, senior scientist, and Dr. Timothy Block,
director of botany, at The Morris Arboretum were instrumental in
developing this systems approach.
Once the update was completed, the county contacted landowners
within the conservation landscapes and officials of the municipalities
where the landscapes are located to discuss the importance of the
landscapes and NAI sites. Three meetings were held to inform the
public of the information in the update. To reach a greater portion of
residents and municipalities, the update was posted on the planning
commission’s Web site. In addition to the entire report, the update is
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conveniently listed by chapters. Chapter 1 includes introductory
material and an important discussion on why preserving open space
is important. The remaining chapters cover each conservation
landscape and provide appendices that contain important plant
and animal lists. The Web site also provides an interactive map that
allows users to click on a conservation landscape and be taken to that
landscape’s chapter. We also produced a PowerPoint presentation
and coordinated with the Montgomery County Community
College to make it more engaging by adding narrative. Viewers can
advance the presentation and listen to the narrative to learn about
the plan update.
The update represents a valuable planning resource for the county. It
is used when reviewing land preservation applications, during land
development reviews, and also in completing comprehensive plans
or open space plans. Because the systems approach sets the natural
areas inventory sites in a larger context, the information in the plan
update is applicable to a larger area than the sites alone.

County Implementing Upper
Wissahickon Creek Study Area
Special Area Management Plan

members, nonprofits, and others. The group developed
recommendations for changes in municipal ordinance
language pertaining to cluster development, impervious creep,
and commercial redevelopment.

MCPC and the Delaware River Basin Commission, in
coordination and cooperation with the Pennsylvania
Department of Environmental Protection (PA DEP),
completed a Special Area Management Plan (SAMP) for
the Upper Wissahickon Creek study area in Montgomery
County in 2008. The plan examined the extent of current and
projected water resource limitations and the existing water
quality problems in the Upper Wissahickon and developed
recommendations to address them. The plan presented six
general recommendations: retrofit stormwater basins, review
and update ordinances, protect source water, restore stream
channels and riparian corridors, educate homeowners to
implement backyard best management practices, and create a
stormwater partnership.

MCPC also partnered with the Pennsylvania Environmental
Council and the Wissahickon Valley Watershed Association
to hold a series of collaborative meetings for members of
citizen Environmental Advisory Councils (EACs) of nine
municipalities in the Wissahickon Watershed. The EAC
members are currently working together and actively
pursuing opportunities for stormwater basin retrofits,
ordinance updates, and streambank stabilization projects in
their municipalities.

Since completion of the plan, we have been actively
pursuing implementation. Our commission was a sponsor
of the “Wissahickon Roundtable” and worked with four
Wissahickon municipalities (Upper Dublin, Whitemarsh,
Whitpain, and Springfield) to review their ordinances
and identify opportunities for better site design for
environmental protection. The roundtable was comprised of
municipal representatives, developers, conservation district

MCPC and the Philadelphia Water Department (PWD) also
plan to use the Wissahickon SAMP and its implementation
as groundwork for an Act 167 Stormwater Management
Plan for the Wissahickon Watershed. The Wissahickon is
one of 16 designated watersheds for which Montgomery
County is required by the PA DEP to prepare a plan. The
planning commission and its partner agencies are actively
pursuing a variety of grants to further implementation of the
Wissahickon SAMP through projects such as stormwater
basin retrofits and riparian buffer work. To view the Upper
Wissahickon Creek Study Area Special Area Management
Plan, please visit www.planning.montcopa.org/Wissahickon.
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Pennsylvania State Water Plan
The Pennsylvania State Water Plan was approved by the
Governor in March 2009. The plan, prepared under The
Water Resources Planning Act (Act 220 of 2002), includes the
following documents:
Pennsylvania Water Planning (a summary document)
State Water Plan Principles (the overall policy plan)
Six Regional Plan Atlases (background information
reports on existing conditions and projections for
each region)
Statewide Overview Atlas (background information on
existing conditions and projections statewide)
In the future, the plan will be managed and updated by six
regional committees working with a statewide committee.
The Delaware Water Resources Regional Committee, which
is chaired by Michael Stokes of MCPC, has nominated three
watersheds as critical planning areas. These include the parts
of the Neshaminy Creek watershed located within Bucks and
Montgomery Counties. The other two areas include the Little
Lehigh Creek and Broadhead Creek watersheds located in
the Lehigh Valley and southern Poconos. Once approved,
these areas will be eligible for the preparation of critical area
resources plans. Visit www.pawaterplan.dep.state.pa.us for
further information on the Pennsylvania State Water Plan.

24

Montgomery County Planning Commission

Trends
Subdivision, Land
Development, and Zoning
Proposals
Our agency is required to review all proposed
subdivisions, land developments, and zoning
amendments in the county. From these submittals,
we produce an annual summary of both proposed and
approved plans (not actual construction activity). The
summary highlights trends and can be used to make
reasonably accurate short-term projections of the
quantity, location, and type of development activity
in the county. Generally speaking, proposed plans are
preliminary plans under consideration for municipal
approval. Minor revisions to previously submitted
plans are not counted in this analysis. Approved plans
are those proposed over any number of years which
now have received municipal approval and have been
registered with the county recorder of deeds.
Number of Submissions
We received 484 applications for subdivision, land
development, and zoning amendments in 2009. Of
these submissions, 168 were new land development or
subdivision proposals (our lowest number on record).
This was the fifth straight year that fewer submissions
were received than the previous year and is indicative
of the slowing pace of land development in the county.
In fact, this was the lowest number of submittals on
record, at least going back through 1970.
Acreage of Proposals
The total amount of land that would be affected by
development, excluding acreage set aside for municipal
use, open space, agricultural lands, recreation areas,
residential country estates, or utilities, is 1,121 acres.
Nonresidential and residential acreage proposed
for development declined by 28 percent in 2009 to
the lowest total in several decades. Over 78 percent
(875 acres) of all acreage proposed for development
was located in county-targeted designated growth
areas and previously developed suburban areas, while
approximately 15 percent (162 acres) was located in
rural resource and proposed open space areas. The
remaining proposals were located in existing developed
rural areas. Lower Merion led the county with 152
acres proposed for development, followed by
Horsham (130) and Whitpain (80).

Acres Proposed for
Development by Type, 2000 - 2009
3,000
2,500
2,000
1,500
1,000
500
0

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Nonresidential

Residential

The total number of proposed residential acres continued
to decrease in 2009 for the fifth straight year. The county
received residential proposals totaling 423 acres in 2009, a
40 percent decline from 2008. This represents a significant
decline and is the lowest amount of residential acreage
proposed since the county began tracking this information
separately in 1981.
Residential Units
Proposed residential units actually increased from 1,334
in 2008 to 1,419 in 2009, representing a 6 percent climb.
However, the 2009 total still falls short of every other annual
total since 1970. Since 2005, the trend in proposed housing
units in Montgomery County has been toward single-family
attached and multifamily units. Since that time, single-family
detached homes have accounted for only a third or less of
the total number of units proposed. The communities with
the highest number of residential units proposed in 2009
are located in central and eastern municipalities, suggesting
that infill and redevelopment is becoming a more attractive
option for accommodating growth. The largest proposals
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were received in Hatfield Township (246), Lower Merion
(240), Cheltenham (217), East Norriton (190), and Horsham
(124). The majority of new residential units (86 percent)
were proposed in designated growth areas and suburban areas
that are already largely developed. More than 12 percent of
new residential units proposed would develop rural resource
and proposed open space areas, but most of these units are
associated with one proposal involving development over an
existing golf course.
Nonresidential Square Footage
In 2009, the total amount of nonresidential building square
footage proposed for development in the county totaled 3.2
million square feet, a 29 percent decrease in overall totals from
2008. Industrial development was the only sector that showed
a significant increase from the prior year. The Babylon at Park
Ridge proposal in Horsham (496,800 sq. ft.) and two proposals
at the Oak Tree Business Center in Hatfield Township (327,192
sq. ft. combined) anchored the sector. Institutional proposals
had the second highest square footage for 2009, due to the
Lankenau Hospital Expansion in Lower Merion (316,900 sq.
ft.), a nursing home in Springfield, and several school proposals
throughout the county.
Consistent with the residential proposals, the largest
nonresidential submissions also came from central and eastern
municipalities with the exception of Commerce Corner, a
187,000-square-foot shopping center proposed in Upper
Pottsgrove. Almost all nonresidential development was
proposed in areas consistent with the county comprehensive
plan. Less than half of 1 percent of proposed nonresidential
development was located outside of designated growth areas
and existing suburban developed areas.
Zoning Activity
We received 150 proposed amendments to local zoning
ordinances and maps—19 percent less than in 2008. This
number is also below the ten-year average of 170 amendments.
Summary
The 2009 totals for proposed development were at or near
their historically lowest mark since at least 1970. Residential
units, the only category that experienced an increase from
2008, only made it the second lowest annual total since record
keeping began. Proposals for single-family detached and
attached homes were at their lowest points, while multifamily
units outperformed the last couple of years. In nonresidential
development, industrial proposals increased substantially, while
commercial and institutional uses declined. Office uses had a
slight increase while still ranking historically low. The largest
development proposals in residential and nonresidential sectors
took place mostly in the central and eastern municipalities of
the county, which is counter to the general trend seen in past
years of larger developments in the western portion of the
county. The annual summary and monthly activity reports are
available as a subscription. Contact Ann Lint at 610.278.3723.
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Housing Production
Drops for Fourth
Straight Year
New housing construction slowed down to its
lowest one-year total since 1982. Only 1,569 units
were produced in 2008 (most recent data available).
Ongoing declines in the annual number of singlefamily detached homes built since 2001 are most
responsible for the lower production. The amount of
single-family attached and multifamily units built has
been more consistent in recent years, going up and
down based on specific developments each year but
essentially remaining stable.
The 739 detached units built in 2008 constitute the
lowest annual number of detached homes built over the
last three decades. This is not a sudden drop-off, since
the total number of single-family detached homes built
has declined each year since 2001. The production
of denser housing types, such as twins, townhomes,
condominiums, and apartments, is helping to keep
overall production from declining more significantly.
Attached and multifamily homes combined have made
up over 50 percent of the total units built in each of the
last five years. Prior to this period, the last year these
types of housing were in the majority was 1986.
An analysis of housing units built by municipality in
2008 reveals that production is fairly spread out in the
county and not particularly concentrated in any one
area. Of course, the low rate of construction activity
also contributes to greater parity between municipal
totals. Skippack Township had 139 units built in
2008, which was the highest total in the county. Lower
Moreland, Upper Gwynedd, New Hanover, East
Norriton, and Upper Providence Townships were the
only other municipalities to have over 100 units built.
Housing characteristics have also undergone some
changes in recent years. The median lot size for singlefamily detached homes has been dramatically shrinking
each year since 2003. The square footage of detached
homes has also gotten smaller over the last three years
after consistently getting bigger during the first half of
the decade. Conversely, single-family attached homes
have continued to get larger with the median square
footage reaching its highest point this decade in 2007
and 2008.
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Median Housing Prices Decrease
First Time This Decade
A troubled housing market nationwide finally caught up to
Montgomery County in 2008. The median housing price for the
county in 2008 (most recent data available) actually decreased
for the first time this decade. An unstable economy, an increase
in foreclosures, and greater restrictions on credit from mortgage
lenders contributed to the decline, in addition to lessened demand.
However, the county and the region still avoided dramatic
decreases in property values seen in other parts of the country,
especially more newly developed areas in the South and Southwest.
In 2008, Montgomery County had 9,623 home sales at market
rate, with a median sales price of $269,700—a decrease of

3 percent from the previous year. The number of market
rate sales also indicated a downturn in the housing market.
Almost 3,000 fewer units were sold compared to 2007 and
almost 6,500 fewer units compared to 2005 at the height of
the housing market’s bubble. In fact, the average number of
annual sales between 2000 and 2007 was almost 15,000 units.
The reduced demand created a buyer’s market, which also
brought down prices.
Separating the sales data by housing type, the median price for
single-family detached homes went down from $335,000 in
2007 to $316,125 in 2008 (a 5.6 percent decrease). Singlefamily attached homes remained steady at $225,000 in 2008.
Multifamily homes declined more sharply from $205,000 to
$187,500 (an 8.5 percent decrease).

Median Housing Prices by Municipality, 2008
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Median Housing Prices, 2000 - 2008
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Multifamily Housing Inventory
Despite the faltering economy and a slumping housing
market nationwide, Montgomery County continues to add
new homes (and new residents). Although there has been
a definite slowdown in the construction of single-family
detached homes, single-family attached and multifamily
homes are a consistent part of the county’s ever-changing
landscape.
In 2009, we updated and expanded our 2000 inventory of
multifamily housing. The new report not only focuses on
multifamily rental developments (apartments) but also on
condominiums, twins, triplexes, quads, and townhouses,
including both rented and owned units. The inventory
reflects the county’s increasing diversity and population
growth, which creates a strong need for a variety of housing
types and sizes.
The inventory includes 526 multifamily developments, both
rental apartments and owned condominium units, which are
home to more than 56,000 housing units countywide. The

50,000

New homes accounted for only 13.5 percent of the total
number of sales in 2008, but the median price for new homes
declined from $386,740 in 2007 to $360,815 in 2008 (a 6.7
percent decrease). The median price for a new single-family
detached home fell by over $32,000 from 2007, although
they remained expensive at $467,239. Median prices for new
single-family attached homes remained steady in 2008, and
multifamily homes declined by 2.7 percent, although both
were still around $300,000.
Median sales prices were also computed for each municipality.
Three out of four municipalities in the county had a lower
overall median price in 2008 compared to 2007. The most
expensive median prices were found in Bryn Athyn, Lower
Merion, and Lower Gwynedd. The most affordable
median prices were found in Norristown, Schwenksville,
and Pottstown.
To purchase 2008 statistics on median housing prices
in Montgomery County, including statistics for each
municipality, contact Ann Lint at 610.278.3723.

2009 Annual Report

29

greatest concentration of multifamily developments is
along the Main Line, throughout Lower Merion Township.
Other sizeable groupings exist in Eastern Montgomery
County (Abington and Cheltenham Townships), the
Norristown-King of Prussia area, the North Penn area, and
the Pottstown area. The inventory also includes 351 singlefamily attached developments of townhouses, twins, and other
combinations of attached units. This amounts to more than
35,000 housing units, primarily owned (though some units
are rented). Many newer single-family attached developments
can be found across the 422 corridor, as well as in the North
Penn and Indian Valley areas. Developments included in
the inventory have at least 10 dwelling units. Most of these
developments also have some sort of common unifying
element—open space, a lobby or clubhouse, a parking area,
etc. To make our calculations more manageable, large areas of
row homes in the county’s older communities were excluded
from our tally.
The report contains a summary, an inventory of multifamily
developments, and maps depicting the approximate location
of each development. It serves as a resource for real estate
professionals and people seeking a home and also sheds

some light on where there may be opportunities for the
development of additional multifamily housing. For more
information, please contact Anne Leavitt-Gruberger at
610.278.3727.

Nonresidential Commercial
Construction Remains Strong
despite overall declines
Nonresidential construction in 2008 (latest data available)
declined compared to 2007 and was at the lowest level
recorded in the last five years. Commercial development,
which includes all forms of retail and services, again
dominated the nonresidential category and remained fairly
strong despite overall declines. Commercial construction
comprised almost half (45 percent) of all nonresidential
development. Industrial square footage, while modest overall,
rose to its highest total since the county began tracking
nonresidential construction activity in 2004, but office
development declined by almost 50 percent compared to
2007 totals. Although some new institutional development

Nonresidential Development, 2004 - 2008
3,500,000

Commercial

3,000,000

Industrial

2,500,000

Institutional Elderly

2,000,000

Institutional

1,500,000

Municipal

1,000,000

Office

500,000
0

Utilities
2004

2005

2006

2007

2008

Nonresidential Development by Category, 2004 - 2008
1,600,000
1,400,000

Commercial

1,200,000

Industrial

1,000,000

Institutional Elderly

800,000

Institutional

600,000

Municipal

400,000

Office

200,000
0
30

Utilities
2004

2005

Montgomery County Planning Commission

2006

2007

2008

activity occurred in the county, such as a new church and
elementary school in Limerick Township, most development
in this category consisted of smaller additions rather than new
facilities. Consequently, this total was the lowest recorded in
the last five years.
Communities with the most nonresidential construction in
2008 were fairly dispersed geographically. Upper Moreland
Township led all municipalities with 349,722 square feet
(17 percent of the countywide total) of new development.
A Walmart Superstore and a Giant supermarket mainly
contributed to this total. Limerick Township, which had the
most nonresidential development in 2007, due mostly to the
large Philadelphia Premium Outlets development, contained
the second highest in 2008 with 310,601 square feet. This was
due in part to a second phase of new commercial development
at the Philadelphia Premium Outlets. Hatfield, Montgomery,
Lower Merion, and Plymouth Townships followed, with
nearly all accounting for one or more of the ten largest
nonresidential developments in 2008.
Overall, 94 percent of all nonresidential development
remained in accordance with county goals and was located
within Existing Suburban Developed Areas and Designated
Growth Areas, as outlined in the county comprehensive plan.

Percentage of Nonresidential Development, 2008
Commercial 45%
Utilities 1%
Office 15%
Municipal 2%

Institutional 11%
Institutional Elderly 3%
Industrial 23%

Education
Planning Courses
We offer two planning courses annually to assist those who
serve their communities on municipal boards or planning
commissions. These popular courses are extremely helpful
since municipal officials make decisions that will greatly affect
their community for many generations, such as developing
future plans, enacting land use regulations, and reviewing and
approving subdivisions and land developments.
The courses provide elected and appointed officials with the
information needed to carry out their responsibilities. They
were developed by the Pennsylvania Municipal Planning
Education Institute, which is an educational collaborative
of the Pennsylvania Chapter of the American Planning
Association, Penn State University, and the Pennsylvania State
Association of Boroughs. Each nine-hour course is broken
into three evening sessions and is taught by experienced,
certified professionals. Classes accommodate 20 to 30 persons
who actively participate in various exercises structured to
reinforce key planning principles. In 2009, a total of 53
persons participated in our courses.
We intend to continue offering courses while working with
other organizations to establish different types of education
opportunities for local municipal officials and their staff. If
you are interested in attending a planning course or learning
about upcoming planning events, please visit
www.planning.montcopa.org/EducationAndEvents or
contact Rita McKelvey at 610.278.3753.
About the 2009 Courses
The Course in Community Planning covers all of the basics
of planning, including the Pennsylvania Municipalities
Planning Code (MPC), the function of a planning
commission, comprehensive plans, zoning, subdivision and
land development, capital budgeting, and official maps. This
course is particularly useful as an orientation for new planning
commission members.
Since most planning commissions spend a majority of
their time performing subdivision and land development
reviews, The Course in Subdivision and Land Development
Review is essential for planning commissioners and elected
officials. This course reviews the subdivision and land
development process from pre-application meetings through
the completion of a project. It focuses on the principles
of subdivision and land development, the Pennsylvania
Municipalities Planning Code requirements, effective plan
management procedures, and design and technical standards
for subdivisions and land developments.
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Our Commission
The 2009 Montgomery County
Planning Commission Board
The Montgomery County Planning Commission
Board consists of nine members appointed by
the Montgomery County Commissioners. Board
members are appointed to four-year terms and can
be reappointed by the commissioners. The board
typically meets on the second Wednesday of each
month and works with staff to advise the county
commissioners and provide recommendations on
planning and development issues.

P. Gregory Shelly, chairperson, is president of
Shelly Enterprises, a supplier of building materials.
Greg serves on the board of directors for Univest
Corporation and for Grandview Hospital. He is a
former Franconia Township supervisor, president of
the Indian Valley Chamber of Commerce, and vice
chair of the North Penn Regional Waste Authority.
Greg resides in Franconia Township.
Scott Exley, vice chairperson, is president of Bursich
Associates, Inc., an engineering firm. He has
previously served as the president of the Board of
Directors for Creative Health Services, Inc. and as
a member of the Montgomery County Jury of View
and is actively involved with the Home Builders
Association of Bucks/Montgomery Counties. Scott
resides in Lower Pottsgrove Township.
Dulcie F. Flaharty is executive director of
Montgomery County Lands Trust. She is co-vice
chair of GreenSpace Alliance, serves on the Policy
Committee of Pennsylvania Land Trust Association,
and is a board member of Save Our Land, Inc.
Dulcie resides in Marlborough Township.
Henry P. Jacquelin, a resident of Huntingdon Valley,
is associate broker with Coldwell Banker Hearthside
Realtors. He is a member of the National,
Pennsylvania, and Montgomery County Associations
of Realtors and has been a recipient of the Realtor
of The Year Award. Henry is also a former Upper
Moreland Township Commissioner.
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Pasquale Mascaro is president of J.P. Mascaro &
Sons and managing partner of M.B. Investments.
Pat serves on the Board of Directors of The ARC of
Montgomery, Berks & Bucks Counties. He resides in
Lower Providence Township.
Megan M. McDonough, a resident of Glenside, is an
attorney. She has been on the Montgomery County
Planning Commission Board since 2003. Megan is
also a member of the Springfield Township Zoning
Hearing Board and has served on the Mount Saint
Joseph Academy Alumnae Board.
Roy Rodriguez, Jr. is a senior sales executive with
Honeywell International Inc. He serves on the
Montgomery Township Industrial Development
Authority and is chairman of the Montgomery
Township Open Space Committee, chairman of the
Montgomery Township Shade Tree Commission, and
former vice chairman of the Montgomery Township
Planning Commission. Roy, born and raised in
Norristown, now resides in Montgomery Township.
Charles J. Tornetta is president and CEO of
Tornetta Realty Corp. He is a founding member
of TriState REALTORS® Commercial Alliance and
past state director of the Pennsylvania Association
of REALTORS®. Charlie is actively involved with
the Montgomery County Association of Realtors,
the Society of Industrial and Office Realtors, and
many other organizations. He was co-chairman
of the Montgomery County Strategic Economic
Development Policy Task Force and is a member of
the Greater Norristown Corporation. Charlie resides
in Blue Bell.
V. Scott Zelov, a resident of Haverford, is a business
consultant and former CEO of a successful $20
million manufacturing company. Scott is a Lower
Merion Township commissioner, an ex-officio
board member of the Bryn Mawr Film Institute and
Ludington Library, board member of Cliveden of the
National Trust, and board member of Pennsylvanians
for Effective Government.

MCPC Receives Planning Award
The Montgomery County Planning Commission received the
Pennsylvania Chapter of the American Planning Association’s
Planning Excellence Award for Best Practice for a Plan. The award was
given for the Residential Office District Model Zoning Ordinance,
since it is a valuable tool for communities managing transitional areas.
In making the award, the PA/APA noted that the model ordinance
promotes well-designed and innovative residential office districts.
The thoroughness and attractive design of the report accompanying
the ordinance were also important features in the award selection. In
accepting the award, MCPC Director Kenneth Hughes noted the
staff effort that went into this and other model ordinances prepared
in recent years. These models are being developed to implement
the recently adopted county comprehensive plan. All of the model
ordinances produced by our commission are available at www.
planning.montcopa.org/ModelOrdinances.

Planners Participate in
PA/APA Annual Conference
MCPC worked with other planners from Southeastern
Pennsylvania to host one of the most successful statewide planning
conferences ever. The Pennsylvania Chapter of the American
Planning Association conference, held at the Dolce Hotel in King
of Prussia on October 4 through 6, attracted over 550 attendees.
The planning conference committee, co-chaired by Brian O’Leary
of MCPC, selected outstanding key speakers and established a
wide array of workshops focused on the theme of “Investing in
a Sustainable Future.” MCPC planners delivered eleven of the
workshop and mobile tour presentations on topics ranging from
transfer of development rights to regional planning. In keeping
with the conference theme, green technologies were used and
local foods were served. Conference workshop materials can be
obtained at www.planningpa.org.

John Harris, a supervisor from Worcester Township, won the
PA/APA Planning Leadership Award for an Elected Official Planning
Advocate. John was selected due to his tireless advocacy for smart
growth and the preservation of open space in Worcester Township.
Over the past twenty years, John has served on the township
planning commission, as an open space coordinator, and as an
elected supervisor. He has led the charge for easement purchases,
park expansions, comprehensive plan updates, and zoning changes,
especially a land conservation overlay district with a transfer of
development rights option. Since John is retiring as township
supervisor at the end of 2009, this award is a fitting tribute to his
community service.

MCPC Conference Participants
Brian O’Leary - Conference Steering Committee co-chair, awards
committee chair, and model zoning ordinance workshop presenter
Michael Stokes - Conference Steering Committee member,
model subdivision ordinance and open space program workshop
presenter, and trails mobile workshop facilitator
Leo Bagley - Transportation planning workshop presenter
David Clifford - Trail mobile workshop facilitator
John Cover - Regional planning workshop presenter
Scott France - Model zoning ordinance workshop presenter
Eric Jarrell - Transfer of development rights workshop presenter
Anne Leavitt-Gruberger - Aging in place workshop presenter
Holly Mager - Model zoning ordinance workshop presenter
Alexis Melusky - Water resources workshop presenter

John Harris

Darlene Wynne - Conference Steering Committee member
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MCPC takes part in Earth Day
and Arbor Day Activities
In recognition of Earth Day and Arbor Day, our staff
participated in two activities in Norristown. One activity
involved affixing “No Dumping, Drains to Creek” medallions
to storm drains in the vicinity of One Montgomery Plaza, the
courthouse, and the human services center. The medallions,
provided by Remington & Vernick Engineers and Affiliates,
serve to educate the public that only runoff should go down
storm drains. Three MCPC teams cleared surface pollution
off of approximately 45 storm drain grates and affixed
medallions. MCPC volunteers included Jim Ennis, Anne
Leavitt-Gruberger, Jon Lesher, Hannah Mazzaccaro, Rita
McKelvey, Alexis Melusky, Mary Morrison, and Drew Shaw.
Walter Higgins from the county health department
also volunteered.
The second activity took place over two days and involved
planting 70 trees and shrubs, as well as a rain garden, in the
vicinity of Norristown Municipal Hall as part of the greening
of Norristown. Streets trees were planted along two blocks of
East Airy Street along the front of the municipal building, and
municipal parking lot trees and shrubs were also planted. The
trees were provided by the Philadelphia Horticultural Society
through the TreeVitalize Program. Our staff volunteers
included Marissa Blauert, Jean Holland, Barry Jeffries,
Holly Mager, and Sean Metrick. Other volunteers included
municipal council members and staff, the Pennsylvania
Department of Conservation and Natural Resources, the
PA Bureau of Forestry, the Pennsylvania Horticultural
Society, Tree Tenders, Bartlett Tree Experts, The West End
Association, and students from Cabrini College.
34

Montgomery County Planning Commission

Michele Deery

Jacob Feinberg

Interns Gain Planning Experience
Each year we are fortunate to have students who are interested in
a planning career assist our staff as interns. Our interns volunteer
their time and knowledge while gaining practical planning
experience. According to Anne Leavitt-Gruberger, intern program
coordinator, “The program gives interns an opportunity to learn
more about planning from a county government perspective while
gaining valuable work experience. Our staff is always enthusiastic
to work with students who are considering the field of planning.”
Three exceptional interns participated in our 2009 program:
Michele Deery from East Norriton, Jacob Feinberg from Abington,
and Brian P. Tinneny from Hilltown Township in Bucks County.
Michele graduated from Temple University Ambler with a B.S.
degree in landscape architecture. She plans to specialize in
nonstructural stormwater management design. Jacob is pursuing
a degree in urban studies from the University of Pittsburg. After
his expected 2012 graduation, he plans to seek a career in planning
and community development. Brian has received a B.B.A in real
estate and an M.B.A in finance. He is pursuing an M.S. degree
in community and regional planning from Temple University
Ambler. After his expected graduation in January 2010, he will
seek a position in the planning field. We extend our sincere thanks
to our interns for their commitment to planning and their valuable
assistance to our commission.
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Administration

Transportation Planning
Leo D. Bagley (Assistant Director)

William T. Morgan

Design Planning

Matthew J. Edmond

Marissa L. Blauert

Holly L. Mager

Wesley B. Ratko

Ann E. Lint

Kevin J. Chavous

Baha Malik

Barry W. Jeffries

Robin L. McLean

Tina M. McLay

Denise A. VanBuskirk

Sean Metrick

Communications

Environmental Planning

Rita M. McKelvey

J. Andrew Shaw

Community Planning
John S. Cover

Jon A. Lesher
Alexis Melusky

James V. Ennis

Graphics/Cartography

Jean Holland

Peter Pizzo

R. Eric Jarrell

Robert S. Cartier
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Hannah R. Mazzaccaro
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Darlene Wynn
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