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>>Director’s Report
Sustainability has been a trendy buzzword in planning circles and many other disciplines in
recent years. The word may have come into prominence recently, but the concept is something we
have always advocated in planning. After all, it’s just common sense to work with nature rather
than against it to conserve finite resources, respect our heritage, and preserve amenities and the
environment as we design and build our communities. In the long run, it costs less, looks better,
avoids future problems, and functions more efficiently. Whether it’s minimizing sprawl, preserving
revitalizing older communities, encouraging mixed…we took some additional steps farms,
use developments, greening our parking lots, balancing
forward in sustainability in 2010 all transportation modes, building trails, or pursuing other
while continuing our earlier efforts. ideas—it all makes sense and will improve efficiency and
quality of life.
Building on this tradition, we took some additional steps forward in sustainability in 2010 while
continuing our earlier efforts. We initiated a process for planning for energy sustainability at the
municipal level, which will commence with several municipalities in 2011. We also published an
alternative energy series to introduce and address the issues our communities are facing regarding
solar energy systems, small wind turbines, geothermal resources, and outdoor hydronic heaters as
well as energy-conserving site and building design. We’ll all need to focus on these topics in the
coming years, and we’re working with agencies to develop model ordinances to properly address
each topic.
Other things were also happening in 2010. At the county level, our commissioners adopted
minor amendments to the county comprehensive plan. These updates reflect current conditions
and the refinements needed in the five years since the plan was originally adopted. There were no
policy changes. At the municipal level, we continued our assistance to individual communities.
For the regional planning groups we support, we prepared a Regional Planning Handbook to
provide regional planning commission members with the key information they need to be effective.
Additionally, we initiated a process of assisting municipalities in reviewing and responding to the
changes involved with the new updated draft floodplain maps released by FEMA.
Economic conditions unfortunately had a significant impact on some of the programs we
operate. The community revitalization program had to be deferred, while the open space program
slowed but still had some key accomplishments at both the municipal and county levels. These
included an 85-acre conservation easement in Worcester, a Perkiomen Trail connector and
extension near Green Lane, acquisition of a key outparcel within Green Lane Park, and acquisition
of the historic Schuylkill Canal area.
Transportation issues continued to be prominent in 2010. While studies continued on
addressing the US Route 422 corridor, all of the construction projects involved in the Jump
Start Program—the first phase of the larger Montgomery County Transportation Program—were
completed. These funding partnerships of county, municipal, and private companies have eased
traffic flow and improved safety at scattered locations across the county and have shown that small
financial investments can reap huge improvements. Also, in October, the county commissioners
created the Montgomery County Transportation Authority. Initially, this new entity will focus on
the Lafayette Street corridor project but ultimately could be a helpful vehicle to advance many
transportation projects—look for it to gear up in 2011.
All of our projects and programs are guided and supported by our county commissioners.
We sincerely thank them, as well as the volunteer boards we work with—planning commission,
community revitalization, open space, farmland preservation, greenprint advisory, and
transportation authority—for their vision, dedication, and leadership. Working together we’ll
accomplish real and sustainable quality of life improvements for our residents and the future of
Montgomery County.

Kenneth B. Hughes
Director
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>>Creating a
Sustainable Future

Sustainable features - The Horticulture Center at the Morris Arboretum of the University of Pennsylvania

Sustainability Planning
Sustainability has become a
popular and widely used term in
recent years, but what does it really
mean? According to the United
Nations Commission on Sustainable
Development, sustainability means
“meeting the needs of the present
without compromising the ability of
future generations to meet their own
needs.” For local municipalities,
sustainability is an ongoing process of
reducing the environmental and fiscal
impacts of human activities, making
changes that improve quality of life,
and ultimately contributing to the
reversal of global climate change.
In 2010, using a team of
community, county, design, and
environmental planners, we worked
with municipalities to promote
sustainability planning. Suggested
activities included auditing ordinances
to identify opportunities to include
1
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sustainable practices and developing a
sustainability plan.
A sustainability plan can be a
critical tool to help governments assess
which actions will have the greatest
impact and how changes can be
implemented in an efficient and costeffective manner. Sustainability plans
usually tackle a similar set of issues.
The following broad topics can be
covered in a sustainability plan:

Land Use
 Zoning and subdivision and land
development ordinance evaluation
and recommended “greening”
amendments, including green
building incentives
 Open space and land conservation
analysis and goal-setting
 Redevelopment and infill
opportunities

 Reduction of paved areas
 Stormwater management and runoff
reduction

Transportation
 Bike pathway and trail development
 Transit-oriented development
 Multimodal transportation
 Reduction of the environmental
and social impacts of car-based
transportation

Energy
 Energy audits
 Energy conservation measures
 Renewable energy opportunities
 Green procurement at the municipal
level

Waste
 Waste reduction and municipal
recycling and composting programs
 Water conservation and wastewater
management

Social
 Involvement of residents in
sustainability efforts
 Promotion of local food networks
and local businesses
 Promotion of alternative
transportation for health and
emissions reduction
The benefits of a sustainability
plan are numerous. Many of the
implementation projects recommended
in the plan will not only help a
community save energy and reduce
their carbon footprint but can also
lead to better health, better air
and water quality, more desirable
communities, long-term cost savings,
and even increased jobs and economic
development opportunities.
Every sustainability plan is
different, based on each community’s
unique situation and goals. The
stakeholders involved shape the
process, the goals and priorities of the
plan, and the form of the final product.
MCPC’s role is to serve as a guide and
resource for the stakeholders during
the process. The end result should
include a baseline analysis, municipal
goals, an action plan to achieve those
goals, and suggestions on how to
measure success.

Alternative
Energy Series
We developed a series of
educational publications that focus
on the topic of alternative energy
sources. Renewable Energy: a
series on alternative energy sources,
released in autumn 2010, was created
to provide education on renewable
energy resources that are practical in
Montgomery County. The goal of the
series is to provide an understanding
of the issues to inspire more in-depth
exploration of alternative energy
possibilities.
Fuel costs, utility costs, and
environmental impacts all factor into
the need for alternative energy in
Montgomery County. Since 2000,
gasoline and oil prices have increased
by approximately 200 percent, natural
gas prices by 300 percent, and coal
prices by 150 percent. The cost of
electricity, using traditional methods
of production, is also projected to rise
because electrical utility rate caps in
Pennsylvania have begun to expire
for certain electricity providers and
will continue to expire into 2011. In
addition to monetary costs, traditional
energy production can cause negative
environmental impacts. Traditional
methods of producing and using energy
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consume our natural resources, emit
greenhouse gasses, and can cause air
and water pollution and degradation of
our natural areas.
Alternative energy sources can
provide many benefits. They promote
a sustainable economy by employing
green jobs and the responsible use of
resources. They may reduce energy
costs, decrease dependence on foreign
oil, reduce carbon emissions and
pollution, place less pressure on the
area electricity grid, and can enhance
the disaster resiliency of community
and individual structures. These
benefits can outweigh some of the
challenges associated with alternative
energy sources. As with any new
technology, initial costs can be high,
and there could be long payback
periods for some alternatives. It can
also be a challenge to find appropriate
sites to implement the technologies
and techniques. Municipalities will
need to consider regulatory issues
(public safety, use in areas of historic
character, zoning issues, incentivizing,
etc.), and public education and
promotion will be crucial.
The series provides educational
background about the technologies and
techniques, the associated benefits and
challenges, and also regulatory issues
relating to alternative energy. Six
topics are covered:
 Introduction to Renewable Energy
Series
 Small-Scale Solar Energy Systems
 Small Wind Turbines
 Geothermal
 Outdoor Hydronic Heaters
 Energy Conservation Site and
Building Design
The series is available at www.
planning.montcopa.org/Publications.
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Planning by Design Series
Planning by Design is an
educational series that promotes
design awareness and offers design
solutions to site planning issues in our
communities. Each issue explores a
specific design topic. Our most recent
issues have focused on innovative
design concepts that help manage
stormwater in our communities.
These topics include green streets,
green parking lots, and sustainable
paving. Green Streets was featured in
our 2009 report, but the latter two are
highlighted here.
Green Parking Lots
Green parking lots are an innovative
concept that can dramatically enhance
the appearance of parking lots in
our communities while benefiting
the environment. Their design
transforms what is a common sight
in our neighborhoods into a greener,
more attractive community asset.
Green parking lots are designed to use
innovative stormwater management
practices, vegetation, and sustainable
paving materials to mitigate the
adverse environmental impacts of
large expanses of paving. While
parking lots are a realistic necessity,
their paved areas generate stormwater

runoff, pollution, flooding, and excess
heat. Green parking lots reduce
stormwater runoff and improve the
water quality of our streams and rivers.
The most effective green parking lots
add greenery and trees to provide
shade, manage stormwater by using
bioretention, and utilize sustainable
paving materials.
Green parking lots are designed
with generous planting areas for trees
and shrubs. Trees are strategically
placed within the parking lot to provide
maximum shade. They cool pavement
surfaces, reduce the heat island
effect, and create a more pleasant
environment. Conventional parking
lots are designed to quickly remove
stormwater runoff, usually through
a connected underground piping
system. In green parking lots, runoff
is directed into small, interconnected
landscaped/bioretention areas located
throughout the parking lot. These
bioretention areas use vegetation
and soil to capture, slow, clean, and
infiltrate stormwater runoff. By using
plants and soil to manage stormwater,
bioretention areas mimic natural
drainage systems and trap pollutants,
decrease volumes, slow velocity, and
reduce the temperature of stormwater
runoff entering our waterways. Where
appropriate, green parking lots use

sustainable paving materials to reduce
impervious coverage and manage
stormwater. Sustainable paving
allows rainwater to infiltrate, usually
through voids between the pavers,
into an underground storage bed
where runoff can be released slowly,
helping to manage stormwater on site.
Green parking lots are a great way to
incorporate environmentally friendly
practices into parking design. As new
parking lots are built and existing
parking areas are reconstructed,
opportunities to create green parking
lots emerge, helping to create more
sustainable environments throughout
our communities.

Sustainable Paving
Sustainable paving is an innovative
paving concept that actually reduces
stormwater runoff. This alternative
to conventional paving (asphalt
and concrete) can help green our
communities. Its design allows rain
to pass through surfaces and soak
into the ground. Sustainable paving,
or permeable paving, helps mitigate
the negative impacts of conventional
paving by reducing stormwater runoff,
improving water quality, reducing
flooding, and recharging groundwater.
It can be part of an overall strategy

to improve the environmental
performance of our developed areas.
Using permeable paving in parking
and pedestrian areas helps reduce the
temperature, volume, and velocity
of stormwater runoff and filters and
removes pollutants.
Sustainable paving applies to
a number of different materials,
including porous asphalt and concrete,
permeable interlocking pavers, and
reinforced grass/gravel paving. It
resembles traditional asphalt, concrete,
and pavers but functions differently.
Permeable paving systems allow
rainwater to either pass through the
paving material itself or through
the joints between pavers instead of
running across the surface. Runoff
then enters an underground stone-filled
storage bed where it can be released
slowly, helping to manage stormwater
at its source.
Sustainable paving is being used
successfully in this region and other
metropolitan areas throughout the
country. Sustainable paving systems
may not be appropriate for every
site due to factors such as the use
of the area, soil infiltration rates,
slope, soil contamination, and
cost. When used in appropriate
areas in our communities, they can
effectively manage stormwater,

offering environmental benefits and
creating more sustainable and greener
communities. The Planning by Design
series is available at www.planning.
montcopa.org/Publications.
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>>Staying Current

County Comprehensive
Plan Amendments
The Montgomery County
Commissioners adopted minor
amendments to the county
comprehensive plan, Shaping Our
Future: A Comprehensive Plan for
Montgomery County in August 2010.
The amendments, based on input from
the county’s 62 municipalities and the
general public, include the following:
Vision Plan. A new growth and
preservation map was added to the
Vision Plan to reflect new development
and changes by municipalities at the
edges of the county’s growth areas. No
significant policy changes were made.
Land Use Plan. The Land Use Plan
has a new future land use map that
designates most of the new growth
areas shown in the Vision Plan as
Suburban Residential Areas.
Transportation Plan. This plan had
the most changes, reflecting completion
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of projects, changes in projects,
and reduced funding from state and
federal governments. Funding is a
real challenge for the county, and if
a solution is not found, more critical
transportation projects will have to
be deferred.
Community Facilities Plan.
Changes involved new sewer and water
service areas that correspond to the
new growth areas from the Vision Plan.
Water Resources Plan. A new
water service areas map was added to
this plan.
The county’s comprehensive plan
is a living document that must be
reassessed periodically. This document
is used to guide many important
decisions about road improvements,
public transportation, trails, farmland
preservation, revitalization projects,
land use polices, and many more. The
plan serves an important role and must
be kept current. We expect the next
round of updates to be done in 2015.

>>Moving Forward

Ribbon-cutting for the Sumneytown Pike widening project funded through the Jump Start Program

Transportation Program
- All Jump Start Projects
Completed
The Jump Start Program was a
resounding success in 2010, with all
program projects completed. The
program, created by the Montgomery
County Commissioners in 2009, is
part of the larger Montgomery County
Transportation Program. The Jump
Start Program involved a funding
partnership with municipalities and
private companies to help complete
five longstanding transportation
projects around the county. By year’s
end, the county gave nearly $5.4
million to match $1.8 million from
municipalities and $3.2 million from
businesses. The following jump start
projects were completed:
 The first jump start project was
completed in West Conshohocken
Borough in 2009. Southbound

Matsonford Road was widened
from one lane to two lanes from PA
23 Front Street to the I-476 (Blue
Route) ramps. As a result, the long
traffic backups on the Matsonford/
Fayette Street bridge across the
river from 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.
Montgomery County provided
$459,016, and West Conshohocken
contributed $65,573.
 In Pennsburg, a new traffic
signal was installed at the offset intersection of PA 29 and
11th Street. The signal improves
safety, especially for the dozens
of daily buses leaving Upper
Perkiomen High School. The
county spent $77,539, while a
coalition of municipalities and
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other governments in the Upper
Perkiomen region contributed
$123,361.
 A new signal was constructed at
PA 63 and PA 29 in Green Lane.
The project eliminated the long
backups occurring along PA 63
every evening. The county covered
$135,000, while the borough spent
$17,379.
 In Jenkintown, the traffic lights at
eight intersections along PA 611
were replaced with new equipment
that not only connected them
with each other but with signals
in Abington and Cheltenham.
Not only does this smooth traffic
flow but, in an emergency,
PennDOT now can control all
of the signals along PA 611 from
Philadelphia to Doylestown. The
county contributed $593,360, and
Jenkintown spent $66,170.
 The most transformative project
was the Sumneytown Pike
Widening Project in Upper
Gwynedd Township. The
bottleneck just west of Church
Road was eliminated by replacing
the old railroad bridge with a new
span that allowed Sumneytown to
be widened from two to five lanes.
Sumneytown Pike was also widened
to five lanes from Church Road to
Beaver Street. This project was a
true partnership—the county spent
$4.1 million, Merck contributed
$3.2 million, and Upper Gwynedd
Township provided $1.5 million.
Overall, the county spent $408,000
less than it pledged, thanks to project
cost savings. Once again a deep
national recession caused the county
commissioners to postpone the
10-year $150 million ballot referendum
on funding the full Montgomery
County Transportation Program. If
passed by the voters, this larger
initiative would allow the county and
its partners to manage congestion and
increase mobility by funding dozens of
transportation improvements similar to
these five jump start projects.
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Route 309 connector project

Transportation Projects
advance
Route 309 Expressway
Reconstruction
This year marked the end of all
mainline widening and reconstruction
work on the Route 309 Expressway
between the Pennsylvania Turnpike
Interchange in Upper Dublin Township
and Welsh Road (PA 63) in Lower
Gwynedd Township. Significant work
to rebuild Norristown Road at the
interchange with Route 309 closed the
Norristown Road interchange between
June and December. That work is
now complete, as is work on two
new ramps—a northbound on-ramp
and a southbound off-ramp. The
half-mile stretch of Norristown Road
approaching Route 309 was lowered to
increase vertical clearance under the
expressway.
North of the expressway, crews
finished rebuilding the area between
Route 63 (Welsh Road) and the
expressway ramps. Bethlehem Pike has
been resurfaced and widened to three
lanes on each side. On the expressway
itself, crews will continue to pave
the top layer (wearing course) on the
travel lanes and shoulder during 2011

from Highland Avenue to the north
end of the expressway. Work on the
southern and central sections, between
Cheltenham Avenue and the turnpike
interchange, was completed in 2008.

US 202 Parkway
The long-awaited Route 202 Parkway
project was largely completed this year,
with construction between Welsh Road
and Horsham Road nearly finished.
The $32 million project is 1.8 miles
long and features four travel lanes plus
a parallel off-road shared-use trail.
The section of the new Route 202
Parkway between Welsh Road (PA 63)
and Knapp Road is virtually complete.
Lane markings are in place, signs are
up, the shared-use path is finished,
and most of the landscaping has
been planted. Knapp Road has been
widened approaching the parkway
intersection. Construction barriers
will remain in place until the entire
parkway opens to traffic in mid-2012.
Between Knapp Road and Route 309,
both the ramp to and from Route 309
(Bethlehem Pike) and the shared-use
path are in place as well as all lane
markings, signs, and traffic signals.
The Trailhead Parking Area at Route
309 (Bethlehem Pike) is finished.

202 before construction (LA Fitness - Montgomeryville)

202 after construction (LA Fitness - Montgomeryville)

US 202 Parkway

Similar to the section directly to the
south, construction barriers will remain
in place until the full lenght of the
parkway opens to traffic in mid-2012.
To provide access to General
Hancock Boulevard, as well as the
adjacent commercial and residential
areas, half of the northern section of
the parkway between Route 309 and
Horsham Road (PA 463) is partially
open to traffic as far south as Costco
Drive/Terrace Way. The rest of the
finished parkway in this area will
remain closed until the entire parkway
opens to traffic in mid-2012.

Northeast Extension Widening
Before the widening of the
Northeast Extension can begin, the
bridges that span the roadway need
to be lengthened to accommodate the
increased lanes and roadway width.
Bridge reconstruction, under way for
the last few years, was completed in
2010 for the three bridges that span
the southernmost six miles. Structures
that carry Walton Road and Route 202
over the turnpike were completed this
year, while a third bridge carrying
Bethel Road over the turnpike in
Worcester Township was completed in
2008. With the bridges complete, the

turnpike commission hopes to begin
reconstruction of the highway itself
in early 2011, with an opening date
sometime in late autumn 2013.
Both the Walton Road and
Route 202 bridges were reconstructed
in two sections that allowed the
roads to remain open. One side of
the new Walton Road structure was
opened February 2010. Work on the
opposite side progressed throughout
the year with the structure restored to
full capacity and opened to traffic by
early autumn. The Route 202 bridge
followed a similar schedule, though
delays with utilities relocation pushed
the reconstruction schedule back
somewhat.
In addition to bridge work, the
turnpike began installing elements
of its Intelligent Transportation
System toward the end of 2010 with
the placement of variable message
boards along the southbound side of
the extension at points a mile before
the Quakertown, Lansdale, and MidCounty interchanges. A variable
message sign was also installed along
the eastbound side of the Main Line
Turnpike just before the Mid-County
interchange. The boards will alert
travelers to delays that may result
during construction, providing drivers

with adequate warning to detour. The
reconstruction project was opened for
bid in December with a winning bid
received at $150 million. The project
will be financed entirely by tolls—no
federal money will be used.

Troxel/Orvilla/Allentown
The realignment of Troxel and
Orvilla Roads and associated widening
of Allentown Road in Towamencin
Township was finished this year after
15 years of planning and a 20-month
construction period. Begun in March
2009, the project added left-turn lanes
on all four legs of the intersection
and a westbound right-turn lane on
Allentown Road. Elimination of the old
jog movement improves traffic flow at
the intersection.
The $3.3 million project was
overseen by PennDOT and funded
entirely with federal funds. Delays in
utility relocation pushed the opening
of the intersection back later than
what was originally planned. The
construction of additional sidewalk
curb cuts that comply with recent
updates to the Americans with
Disabilities Act also postponed the
project’s completion.
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Henderson Road/I-76 ramps project

Photo courtesy of PennDOT District 6-0

Henderson Road/I-76 Ramps

Route 309 Connector Project

Access to the King of Prussia area for
westbound traffic along the Schuylkill
Expressway (I-76) is provided by two
congested interchanges at Gulph Mills
and Route 202. The Henderson
Road/I-76 ramps project will provide
travelers to this area with a third
access point with on- and off-ramps
that connect I-76 with Henderson and
South Gulph Roads in Upper Merion
Township. Construction began in
December 2009 and, by the end of
2010, was on schedule to be completed
by summer 2012.
Work in 2010 saw the entire site
cleared and all utilities (both above
and below the roadway) relocated.
The widening, reconstruction, and
rehabilitation of both South Gulph
and Henderson Roads, as well as
sidewalk and ADA ramps installation
and driveway adjustments along those
roads, were completed. All drainage
work was installed and four new sign
gantries above the new ramps were
constructed as well as a retaining wall
that will support the new on-ramp and
post foundations for a new sound wall
planned to run along the on-ramp.
The $10.5 million project is financed
entirely with federal funds secured
through the American Recovery and
Reinvestment Act of 2009. More
information is available at
www.i76improvements.com.

The Route 309 Connector project
began construction last year at
Sumneytown Pike between Old Forty
Foot Road and Freed Road with a
new 3-lane relocated Sumneytown
Pike and the reconstruction of
Wambold Road from Sumneytown
Pike (PA 63) to Allentown Road. The
intent of the project is to improve the
north-south movement between Route
309 in the Souderton/Hatfield area
and the Lansdale Interchange of the
Pennsylvania Turnpike at Kulpsville.
At completion, the connector will link
Sumneytown Pike and Route 309 with
a 5-mile-long upgrade to Wambold and
Township Line Roads as well as a new
2-lane, 1-mile-long road.
Phase 1 includes the realignment
of Sumneytown Pike between Old
Forty Foot Road and Freed Road and
improvements to Wambold Road
between Sumneytown Pike and
Allentown Road. Work on Phase 1,
which includes the new Sumneytown
Pike, is under way and expected to
conclude in autumn 2013. Phase 2,
planned to begin in late 2013, will
construct a new mile-long, 2-lane road
north from Allentown Road connecting
to Township Line Road at Godshall
Road. Township Line Road will be
upgraded and extended to a new
interchange at PA-309 and
County Line Road.
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Intercity Bus Terminal
Opens at Norristown
Transportation Center

Northwestern
Montgomery County
Strategic Transit Study

An intercity bus terminal opened

When gas prices began topping $4
a gallon back in 2008, residents in the
northwestern portion of Montgomery
County asked then-Representative Bob
Mensch to investigate the possibility
of implementing some form of public
transportation in their communities.
As a result of this request, our
commission, working in conjunction
with the Delaware Valley Regional
Planning Commission (DVRPC), hired
Michael Baker Jr., Inc. to perform a
strategic transit study of northwest
Montgomery County.
The study began in autumn
2009 with data collection from the
study area, which comprised 17
municipalities in the northwest part
of Montgomery County. Only three of
the municipalities are served by any
form of public transportation—East
Greenville, Pennsburg, and Red Hill
Boroughs are served locally by the
Upper Perk Coaster.
After a year spent meeting with
local stakeholders, collecting input
from the public, and analyzing the
data collected, the consultant issued
a final report in October 2010. While
many possible service routes were

at the Norristown Transportation
Center (NTC) in November 2010.
Despite the terminal being a planned
element of the NTC parking garage
project from the earliest planning
stages, intercity bus service was not
in place when the garage opened
in April 2008. Capitol Trailways of
Pennsylvania, an intercity bus line
based in Harrisburg, was selected to
provide bus service from the NTC
garage and signed a letter of intent
with SEPTA in 2003. However,
financial issues kept the company
from moving in when the garage
opened. In summer 2008, plans to
do so were halted indefinitely when
Capitol Trailways declared bankruptcy.
Later that December, the company
was bought by Bieber Tourways of
Kutztown. Bieber Tourways offers
custom tours, charters, and daily
service to Atlantic City, New York
City, and several locations throughout
Pennsylvania. The company began
work on the waiting room area of
the NTC garage in June 2010—by
November service to New York
City, Lancaster, York, Reading, and
Harrisburg was up and running. More
information and bus schedules are
available at www.biebertourways.com.

considered, most were determined to
be not feasible to pursue. However,
this report identified two potentially
feasible service routes, which were
further studied—Pennsburg to
Pottstown via Gilbertsville and East
Greenville Borough to Emmaus
Borough in Lehigh County. These
two proposed routes provide the
central focus of the study, which local
decision-makers can use as a basis to
implement new or expanded public
transit service and better understand
the financial expectations of such
service. While significant work
remains, this strategic study is the
first step toward providing transit to
this region. Visit www.planning.
montcopa.org/NWTransitPlan to view
the final report.
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>>Focusing on
Our Communities

Upper Perkiomen Valley

Central Perkiomen Valley

Indian Valley

Pottstown Metropolitan Region

Regional Planning
2010 overview
For the first time ever, the
members of the five contiguous
regional planning organizations in
Montgomery and Chester Counties
met jointly to exchange ideas, share
information, and promote the concept
of regional planning. On April 26, the
Upper Perkiomen Valley, Indian Valley,
and Central Perkiomen Valley Regional
Planning Commissions met in Lower
Frederick Township for these purposes,
as well as an MCPC presentation on the
new Regional Planning Handbook (see
page 13). Two days later, the Pottstown
Metropolitan Regional Planning
Committee and the Phoenixville
Regional Planning Commission met
in North Coventry Township for the
same reasons and presentation. These
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two events were sponsored by the
Inter-Regional Planning Cooperative
and mark an exciting new chapter in
regional cooperation.
As noted in the handbook, a core
responsibility of the regional planning
commissions is to review and comment
upon land developments of regional
significance to ensure that major land
developments are generally consistent
with the goals and objectives of the
regional comprehensive plan. This
obligation, which fosters a spirit of
cooperation and reinforces the value
of working together, has led to better
planned projects. Two examples
are the Upland Square Shopping
Center in West Pottsgrove Township
(Pottstown Metropolitan Region)
and the new Souderton Area High
School in Lower Salford (Indian Valley
Region). While few developments of
regional significance were proposed in

2010, due to the economic downturn,
the Pottstown region and Central
Perkiomen Valley Region each
reviewed two proposals that met their
definitions for regional significance. No
developments of regional significance
were reviewed in either the Indian
Valley or Upper Perkiomen Valley.
The benefit of working together
is not limited to development
review alone. Regional planning
has shown that it pays, sometimes
literally, to join forces to address
common concerns. For the Pottstown
Metropolitan Region, that issue is
economic development. One of the
guiding principles of the Pottstown
Metropolitan Regional Comprehensive
Plan is the revitalization of Pottstown
Borough. Toward that end, the
townships that make up the region
reduced their commercial zoning in
order to encourage redevelopment
in Pottstown. Unfortunately, the
effects of the economy have changed
that dynamic as municipalities
struggle with declining revenues.
The economic strain has forced the
region’s municipalities to reevaluate
this objective but not abandon it all
together. To meet the challenge, the
Pottstown Metropolitan Regional
Planning Committee voted to
commission a multimunicipal fiscal
impact analysis and market study for
the purpose of maximizing the region’s
growth potential. Furthermore,
because this is a cooperative effort, the
Montgomery County Commissioners
and the Delaware Valley Regional
Planning Commission have agreed to
fund most of the work. Work on the
fiscal impact analysis and market study
will begin in spring 2011.
The Central Perkiomen Valley
Regional Planning Commission is
taking advantage of the development
slowdown to update its regional
comprehensive plan. Though only five
years old, many of the policies in the
plan were based on growth projections
that are no longer valid. The plan
will be updated to reflect the “new”
economic reality.

The Upper Perkiomen Valley
Regional Planning Commission spent
all of 2010 updating its comprehensive
plan. Initially adopted in 2001, the
region began the update in 2009,
recognizing that the Pennsylvania
Municipalities Planning Code requires
comprehensive plans be updated
every ten years. While the update
does not fundamentally change any
of the policies for managing growth
and development, it does reflect the
county’s most recent natural areas
inventory and the region’s traffic
impact study, completed in 2007.
The plan also offers more land use
flexibility for the region’s boroughs
to reflect the mixed-use nature of
these small towns. Awaiting only
the results of the 2010 Census, the
new comprehensive plan should be
completed and adopted in early 2012.
In 2010, the Indian Valley Regional
Planning Commission worked
extensively on the development of a
regional recreation amenities map.
On a regional scale, the map will
highlight municipal parks and their
recreational amenities as well as the
location of other regional activities,
such as farmers’ markets, live theater,
and public trails. To reflect the region’s
unique amenities in more detail, five
separate editions of the map will be
prepared. One map will be prepared
for each township in the region, and
one map will be dedicated to the
region’s two adjoining boroughs. Each
edition will have the same regional
recreation amenities map, but will also
include an enlarged and more detailed
version of the map for each particular
municipality(s). The maps will be
finalized and released to the public in
early 2011. For more information about
regional planning, contact John Cover
at 610.278.3741.
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New Handbook Assists
with Regional Planning
Regional planning (multimunicipal
planning) in Montgomery County
involves four regional planning
organizations, representing twenty-four
municipalities. The first region in the
county—the Upper Perkiomen
Valley—adopted its comprehensive
plan in 2001. The remaining three
regions adopted comprehensive plans
in 2005. Even though municipalities
have been participating in regional
planning for a minimum of five years,
a practical understanding of regional
planning tends to be limited to those
few who directly represent their
municipality on the regional planning
board. This is especially true for those
who were integrally involved in the
establishment of regional planning
in their area. In-depth knowledge
of regional planning among local
planning commission and governing
body members not involved in regional
planning tends to be limited. Yet,
future regional planning representatives
often emerge from these various
boards. Newly appointed regional
planning board members often face
a steep learning curve when it comes
to understanding the context and
intricacies of regional planning. To
counteract this and provide a stronger
foundation for regional planning at
the local level, the Inter-Regional
Planning Cooperative (IRPC) developed
the Regional Planning Handbook as
a primer on regional planning. The
IRPC, composed of representatives
from the four regional planning
organizations in Montgomery County
plus the Phoenixville area in Chester
County, created the handbook to
help establish a firm foundation for
the continued success and evolution
of regional planning in Montgomery
County.
The handbook has three main
chapters. The first details the basics
of regional planning in Pennsylvania,
specifically highlighting the legal
framework found in the Pennsylvania
Municipalities Planning Code (MPC).
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Eric Jarrell, assistant section chief of community planning, conducts a training session on the IRPC Handbook.

This chapter defines what constitutes
regional planning in Pennsylvania and
discusses both the benefits of regional
planning and available incentives
for municipal participation. The
final chapters focus on the essential
elements of a regional comprehensive
plan and the role of the cooperative
implementation agreement in the
planning process. In summarizing
the required elements of the
comprehensive plan in Pennsylvania,
Chapter 2 also outlines additional
planning options, such as the
designation of areas for growth and
areas for rural resource conservation,
which are only permissible in the
context of regional planning. The
handbook details the use of the
Intergovernmental Cooperative
Implementation Agreement as the
means of carrying out the goals and
objectives of the plan. Prior to 2000,
implementation could only be achieved
through joint zoning. While changes
to the MPC in 2000 eliminated the need
for joint zoning, these changes did not
eliminate the need for implementing
regional comprehensive plans in order
to enjoy the legal benefits. Section

1105 of the MPC, dealing with the
legal effect of regional planning,
establishes cooperative implementation
agreements as the new mechanism for
assuring all participating municipalities
have plans and ordinances in place
that are generally consistent with the
adopted regional plan.
The handbook was distributed to
each participating municipality to share
with their local boards and committees.
It can also be found at www.planning.
montcopa.org/InterregionalPlanning.
For further information, contact
Eric Jarrell at 610.278.3745.

Royersford Borough continued its Main Street Streetscape project to connect its commercial area down to new residential development along the riverfront.

Revitalization
Communities Seek to
Enhance Economic
Development Efforts
Through Revitalization
Program
Twenty-four municipalities
have benefited from the Montgomery
County Community Revitalization
Program, which entered its eleventh
year. This program assists the
county’s oldest developed areas with
funding for physical improvements
that spur economic growth. It assists
eligible boroughs and townships with
preparing a revitalization plan and then
awards grants for priority projects in
the plans that will strengthen and help
stabilize these communities on a longterm basis. The program benefits the
entire county by helping these areas
to be more sustainable contributors
to the regional economy and helping
to satisfy some of the market growth
pressure otherwise directed to farms
and open space in rural areas.

Since 2000, the revitalization
program has awarded over $38 million
toward implementation grants in
twenty-four municipalities. Additional
funding for these projects has been
raised from local governments, private
businesses and developers, state
and federal programs, and nonprofit
organizations, 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 pedestrian-friendly
with amenities such as period-style
lighting, street trees, decorative
pavement and crosswalks, street
furniture, and landscaped plantings.
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
has also been integral to growing a
commercial market. 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 building exteriors, preserving
older architecture and attracting new
business.
In 2010, county budget restrictions
precluded the program from providing
any new funding for implementation
projects, but work still continued on
outstanding grants awarded in previous
rounds. Below are some of the
many exciting revitalization projects
completed in 2010:
 Jenkintown constructed a new
public parking lot to supplement its
downtown commercial activity. The
borough also implemented a trafficcalming program to reduce the
speed of travelers cutting through
residential streets.
 Lansdale reconfigured a public
street to allow more room for a
popular brewpub to create a new
destination on Main Street.
 Lower Merion reconfigured an
intersection on Lancaster Avenue
to reduce congestion and also to
provide a small plaza and gateway
to downtown Ardmore.
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 Norristown installed a decorative
streetscape design along the
southern portion of Dekalb Street
to highlight its evolving Arts Hill
cultural district.

2010 Montgomery County
Community Revitalization
Board

 North Wales finished renovations
to a former cable manufacturing
facility to house an expanded public
library and cultural center.

Community Revitalization Board
is comprised of eight members
appointed by the Montgomery County
Commissioners. The board reviews
implementation grant applications
and revitalization plans and makes
recommendations for awarding
revitalization program funds.
Kenneth E. Davis, chairman, is
a managing director of Duane Morris
Government Affairs LLC. He is 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 a former chair of the Montgomery
County Redevelopment Authority.
F. Lee Mangan is the former
manager for Lansdale Borough. He is
a board member of the Southeastern
Pennsylvania Symphony Orchestra and
a former member of the North Penn
Regional Council of the Arts.
Lee served on the Montgomery County
Greenhouse Gas Reduction Task Force
and serves on 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 an
associate member of the Pennsylvania
Municipal Authorities Association.
James R. Selsor is a retired
manager for General Motors
Corporation. He is a former president
of the Springfield Township Board of
Commissioners and now resides in
Lower Providence Township.

 Several other communities
finished additional phases to their
streetscaping projects including
Bridgeport, Conshohocken,
East Greenville, Rockledge, and
Royersford.
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 or
Scott France at 610.278.3722.

Lansdale Borough reconfigured a side street to create
enough room for a trendy new brewpub development
in its downtown commercial corridor.
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The Montgomery County

John Westrum is the founder and
chairman of Westrum Development
Company, a regional residential
real estate development firm. He
also serves as a member of the
Pennsylvania State Planning Board
and the City of Philadelphia Zoning
Code Commission. John 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 a territory
manager for Meadowbrook Insurance
Group. He is a board member of
the Pottstown chapter of AMBUCS
as well as a member of the National
Association of Insurance and Financial
Advisors.

Upper Perkiomen Valley
Indian Valley

Central Perkiomen
Pottstown Metro

Township Contracts
Municipality Contract
Borough Contracts
Regional Planning Areas

Collaboration
Assisting
Our Communities
The community planning program
provided planning assistance on a
contracted basis to 29 municipalities
and 4 regional planning organizations
(see map) this past year. Although
the recent downturn in the economy
has significantly slowed the pace of
development, it has not eliminated
the need for good, proactive planning.
Municipalities that have contracted
with MCPC for planning assistance are
taking advantage of the development
slowdown to update their various land
use regulations.
In 2010, we assisted West Pottsgrove
Township, Cheltenham Township,
Abington Township, Upper Moreland
Township, Lansdale Borough, and
the Municipality of Norristown in
drafting entirely new zoning codes.
For Norristown and Lansdale,
where economic development is an
ongoing concern, their new zoning
codes are intended to support their
redevelopment efforts. Both zoning
codes can be considered more
“business friendly” in that they allow

for a wider mix of uses and, where
appropriate, greater intensities. The
two ordinances accomplish this
by taking a modified performance
zoning approach that gives greater
flexibility to developers in return for
more municipal control over design
and function. We anticipate that both
zoning codes will be completed and
adopted in 2011.
Two good examples of
municipalities undertaking selective
zoning code updates in 2010 were
Marlborough and Perkiomen
Townships. With MCPC assistance,
Marlborough Township added
standards that were missing in its
zoning code for the regulation of
fences around quarries and also drafted
regulations for outdoor wood-burning
heaters as one form of alternative
energy production. Perkiomen
Township, on the other hand, decided
to proactively address the issue of
alternative energy by incorporating
specific standards into its zoning code
for solar and wind power generation.
On the nonregulatory front,
traditional land use planning had
a decided economic focus to it this
past year as municipalities developed
blueprints for revitalization and

redevelopment. Most of
the plans we prepared were
updates to revitalization
plans previously completed
under the terms of the
county’s revitalization
program. The program
guidelines require municipal
revitalization plans to
be updated every eight
years. Municipalities
doing so in 2010 were
East Greenville, Telford,
Souderton, Rockledge, and
Schwenksville Boroughs.
We are also assisting Red
Hill Borough and Douglass
Township with preparing
eligible revitalization
plans for the first time.
Douglass Township’s plan is
focused on revitalizing the
Gilbertsville area, and Red
Hill is looking to enhance its Main
Street near Borough Hall. Though
not an eligible community under the
county’s program, Collegeville Borough
would like to see its small Main Street
commercial district and aging shopping
centers revitalize. Under the terms
of our planning assistance contract
with Collegeville, community planners
drafted a revitalization plan, which
was adopted by borough council. All
municipalities in the program that are
interested in economic development
receive on-demand technical assistance
that includes such things as grant
writing, design review, and the drafting
of alternative design scenarios.
Not all planning assistance was
devoted to economic development this
year as two municipalities turned to
MCPC for help with their open space
and recreation planning. Community
planners are currently assisting
Montgomery Township with developing
an active recreation plan and Upper
Salford Township in writing a greenway
guidebook. If you’re interested in
learning more about the community
planning assistance program, contact
John Cover at 610.278.3741.
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Norristown
Comprehensive Plan
Updated
The first complete update to the

Norristown comprehensive plan in
nearly 40 years was adopted by the
Municipal Council of Norristown
in 2010. The Norristown planning
commission, with technical support
provided by municipal staff and our
commission, drafted the update,
reviewing and discussing it at regular
monthly public meetings throughout
2009. The various plan elements also
were presented in a series of public
presentations.
Despite not having an update prior
to 2010, in recent years Norristown
has been the subject of and has
initiated many studies and plans that
were supplemental to the original
comprehensive plan and called for
the revitalization of the county seat.
Norristown adopted the Montgomery
County comprehensive plan, which
encourages continued investment and
revitalization of all the boroughs, older
towns, and villages in Montgomery
County. MCPC and the county
commissioners have worked closely
with Norristown to implement many of
these supplemental plans (Norristown
Economic Revitalization Strategy,
Lafayette Street extension, open
space plan, etc.) through the county’s
revitalization program and other
programs.
The Norristown comprehensive
plan update calls for the continued
redevelopment of the business
areas of Norristown, including the
downtown and riverfront areas.
One of the highest priorities is to
strongly encourage and support the
implementation of transportation
enhancements, including reconstruction
of Markley Street/Route 202 and the
proposal to extend Lafayette Street
to the Pennsylvania Turnpike. The
municipality and county believe these
road projects will be transformative for
Norristown’s downtown, creating and
enhancing two of the vital links to the
regional highway network.
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Norristown is fortunate to have two
major tributary stream corridors—the
Stony Creek and Saw Mill Run, which
begin in adjoining communities and
connect with the Schuylkill River.
The new Norristown comprehensive
plan envisions an opportunity for the
creation of an urban greenway trail
system along these stream corridors.
This system would interconnect various
neighborhoods, parks and recreation
facilities, schools, cultural resources,
and the business districts with the
Schuylkill River Trail and riverfront,
core governmental services, and the
Norristown Transportation Center. A
completed trail and greenway network
linking with the Schuylkill River
Greenway could give a considerable
boost to Norristown’s revitalization and
economic development initiatives and
would enhance Norristown’s role as
the county seat.
Equally important is the continued
revitalization of Norristown’s
neighborhoods, including housing,
parks, and other community facilities
and services. Updates to both the
zoning and subdivision and land
development ordinances were
encouraged throughout the planning

process. Our commission is already
working with municipal steering
committees to incorporate new
flexible design standards, improved
landscaping requirements, stormwater
management best practices, and other
enhancements into the ordinances.
Norristown is not without its
challenges related to both the economy
and its aging infrastructure, but
through partnerships and persistence,
it can achieve the visions in the
comprehensive plan. As Norristown
approaches its bicentennial in 2012,
it is committed to reinventing and
revitalizing the community. From
creating new streetscapes and
improving infrastructure to realizing
a new arts and cultural district, the
comprehensive plan will provide a
guide to sustain revitalization efforts
and improve the quality of life for all
of Norristown’s citizens and business
community.

Lansdale
Residential Zoning
Our commission partnered with the
Lansdale planning commission in 2010 to
update the borough’s residential zoning
districts, as part of the goals listed in
the borough’s 2006 comprehensive plan
update. As one of our county’s older
communities, Lansdale is home to many
fine neighborhoods of early 20th century
architecture. Stately Queen Anne mansions
share blocks with homes built in a variety
of styles and eras including American
Four Square, Neo-Classical, and Cape
Cods. Recognizing that change is the only
constant in community development, the
Lansdale planning commission drafted
innovative standards that account for
neighborhood context through flexible
dimensional standards. They also worked
with our staff to develop procedures and
standards for a newly formed design review
board, which will issue advisory comments
on every new home and major renovation
in the A, B, and C Residential Zoning
Districts of the borough.
Lansdale Borough Council publicly
adopted the proposed changes in
December, becoming a leader in
Montgomery County among municipalities
seeking to encourage good design and
preserve neighborhood quality. In
addition to the zoning text amendments,
we assisted with comprehensive map
amendments and drafted a design review
manual that illustrates and explains the
various standards with photographs and
additional information. We look forward
to continuing our partnership with the
borough as it moves toward implementing
these exciting and innovative techniques.
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Collegeville Borough
Revitalization plan
Collegeville Borough, located
along the Perkiomen Creek in central
Montgomery County, boasts many
natural, historic, and cultural amenities
including the Perkiomen Trail, the
Perkiomen Bridge Hotel building, and
Ursinus College. The borough, seeking
to reenergize its primary commercial
districts by combining these assets,
along with its prime location at the
intersection of Route 29 and Ridge
Pike, commissioned the Collegeville
revitalization plan in 2009.
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Members of the revitalization
plan steering committee included
representatives from Ursinus College,
local residents, and members of borough
council, the Collegeville Economic
Development Corporation, and the
borough planning commission. The
plan, completed in 2010, recommends
continuing and extending the borough’s
streetscaping efforts, improving access
to open space, increasing the business
community’s presence through gateways
and signage, and promoting cooperation
and cross promotion between the local
business community, the borough, and
Ursinus College.

The planning process included
several meetings with the steering
committee to establish goals,
objectives, and final recommendations.
Mini design charrettes were also
conducted for transportation and
streetscaping alternatives in the
Main Street area and possible redesigns
for the shopping centers along
Route 29. The borough has already
begun implementing the plan.
Streetscape improvements have
been installed along Main Street, a
market study is nearly complete, and
a farmers’ market is planned for the
spring and summer months.

Assisting Our
Communities in Better
Site Design
MCPC collaborates with
communities to provide design
assistance on a variety of projects. In
2010, our design team continued our
collaboration with Norristown on
several greening projects, including
assisting in the selection of tree
species for the planting of new street
trees along both sides of the 400
block of Swede Street adjacent to
the Montgomery County Courthouse
and One Montgomery Plaza office
building. We also provided design
assistance by creating a planting plan
for revitalizing Strawberry Alley—a
pedestrian walkway located between
Main Street and Layette Streets in
downtown Norristown. Our team saw
the planting design become a reality
by working with Norristown staff
and volunteers to plant the trees and
shrubs, transforming the appearance of
this popular pedestrian walkway.
In Collegeville Borough, we
worked with community planners
to prepare a conceptual site plan for
the redevelopment of a portion of the

Strawberry Alley

Strawberry Alley with new plantings

existing Collegeville Shopping Center.
This plan, along with conceptual 3-D
illustrations, was created to aid the
borough in developing future strategies
for the revitalization of this area. Our
designers also assisted PennDOT in
finalizing a landscape plan for planting
of new street trees along Markley

Street (Route 202) through Norristown.
This landscape plan was completed
as part of the proposed future road
improvements to this well-traveled
roadway. We continue to offer our
expertise to other county departments,
including various projects for the parks
and heritage services department.
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>>Awarding
Excellence

2010 Montgomery Award Winners
Five exceptional projects received a
Montgomery Award in 2010. 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
focuses on excellence in land development
and planning concepts; the other recognizes
successful revitalization projects and
programs. The Montgomery Awards honor
the developers, consultants, organizations,
and municipalities for their commitment
and contribution in shaping and enhancing
Montgomery County. We recognize our
select group of award recipients at an
annual awards ceremony.
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Land Development Awards
125 East Elm Street
The 125 East Elm Street office building, located at East
Elm and Harry Streets in Conshohocken Borough, received
a 2010 Land Development Award for its collaborative
efforts, sustainable site strategies, and extensive public
enhancements. This successful infill project revitalizes
and enhances the connection between the borough’s
downtown and the redeveloping Schuylkill riverfront.
125 East Elm Street, located at a prominent intersection
adjacent to the Schuylkill River Trail and near the
Conshohocken regional rail station, replaces a brownfield
site with a striking 5-story brick-and-glass 41,423-squarefoot structure. The building’s brick facade along East Elm
Street blends with the existing character of the borough,
and the modern black glass facade along Harry Street
identifies with the future riverfront redevelopment. This
environmentally responsible project uses numerous design
strategies, including reuse and rehabilitation, significant
impervious coverage reduction, and other sustainable
building and site development practices. Extensive
collaboration between the developer, county, and borough
resulted in significant streetscape improvements and trail
enhancements. Improvements included sidewalks along
East Elm and Harry Streets, paver treatments, innovative
tree plantings, and a small pocket park that enhances
this site as a gateway while linking the riverfront and
downtown. Another improvement was the realignment
of the Schuylkill River Trail, which improves safety and
provides an opportunity to add benches, picnic tables, and
a bike rack.
125 East Elm Street is an excellent example of a
successful urban infill project. Extensive collaboration and
sustainable strategies have provided an attractive gateway
and an important community linkage, contributing to the
ongoing efforts of Conshohocken’s redevelopment.

Colorcon Global Headquarters
and Technology Center
Colorcon Global Headquarters and Technology
Center in Lower Salford Township earned a 2010 Land
Development Award for sensitive site design, sustainable
building practices, and natural landscape features. The
facility, which successfully blends into the surrounding
neighborhood, promotes environmental sustainability.
This 2-story 90,000-square-foot facility, containing
offices, a data center, and research and development
laboratories, is located at a prominent intersection in a
suburban neighborhood. The building, designed to fit into
the landscape and community, is situated partially beneath
grade and surrounded on one side by a berm, appearing as
a 1-story structure from the street. Over 50 percent of this
24-acre site was preserved as open space and enhanced
by natural landscapes. This project combined innovative
site planning and green building practices to achieve LEED
Gold certification. Sustainable strategies included solar
orientation, effective grading, naturalistic landscaping,
and innovative stormwater management. The building’s
orientation and design, centered on energy efficiency,
used architectural, mechanical, lighting, and daylight
harvesting systems to achieve a 24 percent energy savings.
Colorcon incorporated many sustainable landscape
features, including open space preservation, the creation
of naturalistic landscaping, a lush roof garden, and a
green wall. The majority of the open space was created as
natural meadows; a path meandering along the perimeter
offers scenic views. Instead of a conventional detention
basin, an attractive wet meadow and vegetated swales
were created to handle stormwater.
Colorcon Global Headquarters and Technology Center
is an excellent example of environmentally sensitive
site development. This outstanding facility blends into
the community while demonstrating a commitment to
sustainability and environmental stewardship.

St. Luke’s Upper Perkiomen Outpatient Center
St. Luke’s Upper Perkiomen Outpatient Center,
located in Upper Hanover Township, earned a 2010 Land
Development Award for historic preservation, effective site
planning, and sustainable building design. This project
achieved the vision of creating a modern medical facility
while preserving the historical integrity of the site and
successfully created an attractive landmark at a prominent
gateway into Montgomery County.
The design concept involved preserving an historic
farmhouse and replacing and replicating an original
barn to create a state-of-the-art facility. The design
was inspired by the original barn, rural Pennsylvania
architecture, and the agricultural heritage of the area.
Through size, massing, and shape, the new building
resembles a traditional Pennsylvania barn. It incorporates
the architectural features of the original barn and includes
an attractive glass silo entryway, twin gable roofs, and
complementary building materials such as field stone,
colorful red siding, and a prominent green aluminum roof.
Site planning features include a safe vehicular circulation
pattern, welcoming entry court planted with native trees,
shrubs, grasses, and perennials for year-round interest,
and sensitive building and parking placement. The new
building used various sustainable practices, including
geothermal heating and cooling, water-conserving
fixtures, and censored lighting systems. The preservation,
recycling, and reuse of historic building materials were
important to this project.
St. Luke’s achieved its goal of preserving historical
character while creating a functional, energy-efficient,
cost-effective, and environmentally responsible facility.
This outstanding center, which provides convenient
health care to residents in the region, greatly benefits the
community.
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Revitalization Awards

Historic Souderton Downtown

Hatboro Lofts

Historic Souderton Downtown received a 2010
Revitalization Award for the successful transformation of
several downtown properties into a community focal point
that is attracting new businesses and visitors. This award
recognizes the success of several projects, all resulting
from the commitment and collaboration of various public
and private entities, which ultimately created a new home
for the Montgomery Theater, two revitalized mill buildings
with vibrant new businesses, new parking facilities, and
a reinvigorated streetscape with new street furniture,
landscaping, and artwork.
As Souderton seeks to reinvent itself as an arts and
culture hub, these projects add much vibrancy to the
downtown. The impact on the borough is very visible.
The renovated Montgomery Theater is attracting new
patrons, and theater subscribers keep returning for new
performances and to patronize local restaurants and
cafes. The new businesses housed in the renovated mill
buildings bring new employees to the borough as well as a
steady flow of visitors and clients throughout the workday.
The borough’s efforts to beautify its streetscape and
parking areas complements these private investments
and creates an inviting downtown for both local residents
and visitors.
Historic Souderton Downtown is an appealing
destination for businesses, residents, and visitors.
Streetscape improvements, accessible parking, successful
renovations, and collaboration have created dynamic
changes that have brought new life to the downtown,
greatly benefiting the borough.

Hatboro Lofts, located in Hatboro Borough, received a
2010 Revitalization Award for the successful rehabilitation
of six aging and abandoned industrial buildings, which
ultimately will provide 159 new multifamily units in the
borough. Located at Jacksonville Road and Tanner Avenue,
this new residential community has brought renewed life
back to this industrial corridor, with easy access to the nearby
SEPTA regional rail station and Hatboro’s downtown shops
and restaurants.
Redevelopment projects, such as Hatboro Lofts, take
dedication and vision. This project totally transformed
a former stove manufacturing site into successful market
rate apartment buildings. The project has had a significant
impact on the borough, providing new housing in what
was otherwise a built-out community and attracting new
residents to support the nearby business community. The
redevelopment has kept the historic spirit and details of
the buildings intact while bringing contemporary design
elements to the interior layout of the units. Although the
project was privately funded, the developers and design
team collaborated with the borough. This effort brought
about zoning modifications to accommodate mixed-use
redevelopment in the borough’s Heavy Industrial
District—which opens the door for future redevelopment
efforts along this corridor.
Hatboro Lofts demonstrates how vision and collaboration
can result in bringing new life to an otherwise industrial
corridor as well as provide new housing in a built-out
community. This project has enhanced the local
community through innovative and thoughtful design and
shows how an underutilized property can be transformed into
a community asset.
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New Montgomery Awards
Database
Our Commission has recognized
noteworthy land development
projects for excellence in planning
and design since 1967 when the Land
Development Awards Program was
created. In 2007, the program was
expanded to The Montgomery Awards
to recognize both land development
and revitalization projects. Over the
years, we have honored 169 award
winners in nearly every municipality

in the county. The list of past winners
traces an interesting history of land
development throughout the county
and testifies to the enduring traits of
good design.
In 2010, we created a database
to highlight our award winners and
to provide an easy way to view and
search for award-winning projects.
The new database allows users to
search by single or multiple categories,
including project name, year, award
type, municipality, project type,
notable features, and project data.

Once the search results are displayed,
users can view pertinent information
and link to a project profile to read
all about the winner. The database,
available at www.planning.montcopa.
org/TheMontgomeryAwards, also
includes an interactive map and other
interesting features.
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>>Tracking Trends
Demographics
New Census Data to Shape
Coming Year
The U.S. Census Bureau creates
invaluable data resources for
researchers, policy makers, planners,
and citizens. Census results help to
determine political representation,
allocation of public funding, marketing
of private enterprises, and land use
decisions to manage growth. The 2010
census was conducted, as it is every
ten years, to count 100 percent of the
nation’s residents, but now includes
only limited information on details.
However, this was a very important
year for the census and the data we use
because the first comprehensive results
from a newer program called the
American Community Survey (ACS)
were released. These results offer
detailed characteristics of people and
housing that used to be collected with
the decennial census. Now, new data
from the ACS will be released annually,
giving us a more timely way of tracking
demographic patterns down to submunicipality geographies.
2010 Decennial Census
The original census will continue
as a decennial event. The 2010 form,
sent to every known address, included
ten questions to collect information
on population totals, age and race
statistics, and household and housing
characteristics. The first results from
the 2010 census came back before
the year was over. State and national
population totals were released for the
purpose of reapportioning the House
of Representatives. The data showed
a general trend of population growth
diminishing in the Northeast and parts
of the Midwest, while many states in
the Sunbelt—especially California,
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Florida, and Texas—grew the most
since 2000. Pennsylvania ranked 15th
in terms of total population gained, but
its modest growth rate of 3.4 percent
from 2000 to 2010 ranked only 42nd in
the country.
Population totals from the 2010
census for county and local geographies
will be released by March 2011 so the
process for statewide reapportionment
can begin. Most data from the 2010
census should be available by the
middle of 2011.

American Community Survey
The ACS survey differs from the
decennial census in many respects. It
is a much longer form with questions
that are more detailed. It is distributed
to only a sample of the population
but is an ongoing process throughout
each year. Most of the questions on
the ACS form were formerly part of
the decennial census; however, they
only went out to about one in six
households and only provided a oncea-decade snapshot. This data now will
be available on a more frequent basis
for all geography levels.
The ACS provides a broader set of
population characteristics compared
to the decennial census, including
income, education, marital status,
language, employment, commuter
patterns, occupation, and poverty
status. It also contains more details
on housing stock, such as type of
structure, year built, value, mortgage,
and rent costs. Each statistic is
compiled under three different ranges.
Not all ranges are available for each
size of geography. The ranges include:
 Single-Year Estimates – Places with
a population of over 65,000 will get
annual figures pertaining to data
collected in a single year. Only the
county level currently reaches this
threshold in Montgomery County.

Data Release Schedule, 2010–2011
2010 Decennial Census
Planned Release Date

Data Products

December 2010

State and national population totals

February/March 2011

Population totals for county, municipality,
census tract, and block level

June–August 2011

Selected population and housing characteristics
down to block level

American Community Survey
Planned Release Date

Data Products

August 2010

2009 single-year estimates

December 2010

2005–2009 five-year estimates

January 2011

2007–2009 three-year estimates

August 2011*

2010 single-year estimates

December 2011*

2006–2010 five-year estimates

January 2012*

2008–2010 three-year estimates

* Not confirmed by Census Bureau. Based on past release dates.

 Three-Year Estimates – Places with
a population over 20,000 also will
get annual data, but they will be
figures that are averages of data
collected for the prior three years.
For example, estimates that cover
data collected from 2007 through
2009 were released in January 2011,
and new estimates for 2008 through
2010 will be released in 2012.
 Five-Year Estimates – All
geographies, down to the Block
Group level, will get annual figures
that are averages of data collected
for the prior five years. For
example, estimates for the range
from 2005 through 2009 were
released at the end of 2010 and new
estimates for 2006 through 2010 will
be released at the end of 2011.

The first set of five-year estimates
for all geographies, including each
municipality in the county, was
released in December 2010. That
data was an average for the range of
surveys that went out between 2005
and 2009. The release was highly
anticipated because it marked the first
data available at the municipal level
since the 2000 census. Now with the
ACS, we will no longer need to wait
ten years to look at the changes in
our communities. The latest census
data and other information sources are
available at www.planning.montcopa.
org/Demographics.
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2010 Proposals
Subdivision, Land
Development, and Zoning
Proposals
Our commission reviews all
proposed subdivisions, land
developments, and zoning amendments
in the county as required. 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 386 applications for
subdivision, land development, and
zoning amendments in 2010. Of these,
127 were new land development or
subdivision proposals (our lowest
number on record). This was the sixth
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 594 acres.
Nonresidential and residential acreage
proposed for development declined by
47 percent in 2010 to the lowest total
in several decades. Over 70 percent
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(420 acres) of all acreage proposed for
development was located in countytargeted designated growth areas and
previously developed suburban areas,
while approximately 21 percent (122
acres) was located in rural resource
and proposed open space areas. The
remaining proposals were located in
existing developed rural areas. New
Hanover led the county with 144 acres
proposed for development, followed by
Horsham (38) and Lower Merion (35).
The total number of proposed
residential acres continued to decrease
for the sixth straight year. The
county received residential proposals
totaling 164 acres in 2010, a 61 percent
decline from 2009. 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 fell
substantially in 2010 to only 345 units,
the lowest 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
less than a quarter of the total number
of units proposed. Over half of all
units proposed were in age-restricted
developments.

The largest proposals were all
age-restricted and located in Lower
Providence (101), Pennsburg (50), and
Lower Pottsgrove (45). All but six of
the newly proposed residential units
(98 percent) were located in designated
growth areas and suburban areas that
are already largely developed.
Despite the lack of new units
proposed, 1,216 units were approved
in 2010, a 77 percent increase from the
year before. Most of these approved
units were originally proposed in prior
years. Downturns in the housing
market and the economy in general
have not only stifled new projects but
have also slowed down the process for
units already in the pipeline.

Nonresidential Square Footage
In 2010, nonresidential building
square footage proposed for
development in the county totaled
1.3 million square feet, a 60 percent
decrease from 2009. All nonresidential
categories (commercial, industrial,
institutional, and office) declined in
2010. Commercial and Office proposals
had the highest square footage. A
self storage facility in Upper Hanover
was the largest commercial proposal
at 76,630 square feet. A 240,000square-foot office building in the
Horsham Ridge Industrial Center
was the largest overall nonresidential
proposal, followed by Hawthorne

Proposed Nonresidential Square Footage, 2010
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Zoning Activity
We received 143 proposed
amendments to local zoning ordinances
and maps—5 percent less than in 2009.
This number is also below the ten-year
average of 167 amendments. Twentythree amendments were proposed to
change significant portions of an entire
ordinance, while 93 involved less
significant changes to a single district.
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proposed zoning map changes.

2000

1000

0

Summary
Proposed Age-Restricted Housing as a Percentage of
Total Housing Units, 1996–2010
60%

50%

40%

30%

20%

19
9

0%

6
19
97
19
98
19
99
20
00
20
01
20
02
20
03
20
04
20
05
20
06
20
07
20
08
20
09
20
10

10%

The 2010 totals for proposed
development were at their historically
lowest marks since at least 1970.
Residential units had the most
staggering drop with only 345 new
units proposed. Only 70 of those
units were single-family detached
homes. In nonresidential development,
commercial and office proposals
decreased but still held the highest
amount of square footage, while
industrial and institutional uses
declined even more dramatically.
These historically low figures are
the result of a difficult economy and
challenges in both the housing market
and nonresidential sector. However,
building activity has not completely
slowed down, as many proposals from
prior years are still finding their way
through the approval process. The
annual summary and monthly activity
reports are available at www.planning.
montcopa.org/247MonthlyReports.
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Housing
Housing Production
Drops for Fourth
Straight Year
New housing construction slowed
to its lowest one-year total in at least
30 years. Only 1,183 units were
produced in 2009 (latest available
data). Ongoing declines in the annual
number of single-family detached
homes built are partly responsible for
the lower production, although declines
also occurred in single-family attached
and multifamily units in 2009. A
difficult economy and tightening credit
in the mortgage industry have hurt
the demand for new homes, which are
generally more expensive than existing
homes on the market.
The 494 detached units built in
2009 constitute the lowest annual
number of detached homes built over
the last three decades. This is not a
sudden drop-off, as the total number
of single-family detached homes
built has declined each year since
2001. Detached homes accounted
for less than half of the overall
production for the fifth consecutive
year. Denser housing types, such as
twins, townhomes, condominiums,
and apartments, have constituted the
majority of new housing stock over
the last five years. Prior to this period,
1986 was the last year these types of
housing were in the majority.
The low levels of housing
production resulted in relatively
low municipal totals throughout the
county. However, municipalities along
the Route 422 corridor continued to
see new units being built, with the
highest concentration occurring along
the Schuylkill River in Royersford.
Countywide, this borough was the only
municipality to have over 100 units
built in 2009. New Hanover, Upper
Providence, and Upper Gwynedd were
the only other municipalities to have
over 50 units built.
In 2009, there were 152 agerestricted units built. These are
units in developments intended for
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Housing Units Built, 2000–2009
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independent active adult residents,
usually over the age of 55. Between
2000 and 2006, about a quarter of
all housing units produced were
age-restricted, but production in this
category has declined. Only 13 percent
of the units produced in 2009 were
age-restricted.
General housing characteristics
have also undergone some changes
in recent years. The median lot size
for single-family detached homes has
been shrinking each year since 2003.
In 2009, the median lot size went up
slightly to over 16,000 square feet but
was still far below lot sizes earlier
in the decade, which peaked at over
21,000 square feet. The square footage
of detached homes has also gotten
smaller over the last four years, dipping

Single-Family Attached

Multifamily

below 3,000 square feet in 2009, after
consistently getting bigger during the
first half of the decade. Conversely,
single-family attached homes have
gotten larger, with the median square
footage averaging over 2,100 square
feet since 2005. Visit www.planning.
montcopa.org/Publications to view
the 2009 report on housing units built.

Residential Proposals in
the pipeline
The planning commission’s annual
reports on housing units built and
proposed units have documented the
rapid decline in the residential market
toward the end of this decade. This
followed a period of fast-paced building
activity in the county during the
beginning and middle of the decade,
spurred on by shrinking mortgage rates
and what turned out to be questionable
lending practices. At the height of
the housing boom, many ambitious
residential projects were being
proposed. However, trouble in the
marketplace, beginning in 2007, caused
many to be suspended or abandoned as
banks tightened the credit available to
developers, and the country started to
head toward a recession.
In 2010, our commission wanted
to explore what was really happening
with all of the outstanding proposals
to determine what might still be “in
the pipeline” even if the housing
market continues its languid pace.
We performed a general study on all
residential development proposals
with more than 50 units submitted to
the county from 2005 to 2010. Under
these parameters, 17,730 units were
proposed. We researched all of the
developments and discussed their

status with municipal officials to make
an educated guess on how likely they
were to get built in the next five years.
About 15 percent (2,603 units) of
the proposed units actually got built
by the end of 2010. Thirteen percent
(2,286 units) were not built, but they
were part of projects already partially
under development. Generally, these
“partial” units had the greatest chance
of being built in the near future since
construction had already begun within
the proposed development. Another
14 percent (2,547 units) were
considered to have a good chance of
being built within the next five years
based on their stage in the approval
process, the developer, local staff input,
and other pertinent information.
Overall, about 58 percent (10,294
units) of all proposed units were
considered unlikely to get built. Many
never received final development
approval, or the developer had to
withdraw the project. Some were
actually approved but show low
feasibility.
We consider proposed units not
built but determined to be in either
a partially built development or in a
proposal with a good chance of being
built in the next five years to be “in the
pipeline.” With just under 5,000 units
fitting this description, it appears that
without a significant improvement in

the marketplace, the county could still
maintain its current building pace of
around 1,000 units produced per year
over the next five years. However,
that pace is historically very low as
previous cycles have averaged closer
to 3,000 units per year. Should the
current rate of development continue
for an extended period, we would
likely see lesser population gains and
smaller growth overall compared to
prior expectations.
When looking at these findings,
it is important to remember that the
data does not include every level of
residential activity, such as smaller
developments under 50 units, and there
is an element of judgment involved.
However, these findings still offer a
more vivid picture of how the wild
swings in the residential market over
the last decade might affect the county
in the near future.
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2009 Median
Housing Prices Show
Decline for Second
Straight Year
Housing prices in Montgomery
County fell for the second straight
year as the economy struggled under
a national recession. Recent declines
in housing prices are in sharp contrast
to the historic rises experienced over
the first half of the decade. Despite the
current trend, home values still show
very favorable rates of appreciation
over the course of the past decade. We
are also fortunate that the county and
region continued to avoid the dramatic
decreases in property values seen in
other parts of the country, especially
more newly developed areas in the
South and Southwest.
In 2009 (latest available data),
Montgomery County had 8,847 home
sales at market rate, with a median
sales price of $253,000—a decrease of

6 percent from the previous year. The
number of market rate sales declined
for the fourth straight year but at a
lower rate than the other three periods.
Low sales activity creates a buyers
market, which can pull prices lower.
The county could be near the bottom
of the sales curve, although a return
anytime soon to the yearly sales of over
15,000 units per year is unlikely.
Separating the sales data by housing
type, the median price for single-family
detached homes went down from
$316,125 in 2008 to $297,000 in 2009
(a 6 percent decrease). Single-family
attached homes declined slightly less
to $215,000 in 2009 (a 4.4 percent
decrease). Multifamily homes declined
the most sharply from $187,500 to
$167,300 (a 10.8 percent decrease), due
to a lack of new units sold in 2009.
New homes accounted for only
9.4 percent of the total number of sales
in 2009, but the median price for new
homes declined from $360,815 in 2008
to $348,488 in 2009 (a 3.4 percent
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decrease). The median price for a
new single-family detached home fell
by over $32,000 from 2008, although
they remained expensive at $435,000.
Median prices for new single-family
attached homes remained steady in
2009 at $300,000, and multifamily
homes declined by 9.5 percent, but
only 105 new multifamily units were
actually sold in 2009.
Median sales prices were also
computed for each municipality. Three
out of four municipalities in the county
had a lower overall median price in
2009 compared to 2008. The most
expensive median prices were found
in Lower Merion, Lower Gwynedd,
and Lower Moreland. The most
affordable median prices were found
in Norristown, Pottstown, and West
Pottsgrove. To view the 2009 median
housing prices report, visit www.
planning.montcopa.org/Publications.

Age-Restricted
Housing Remains popular
in County
Age-restricted housing—primarily
restricted and marketed to those
55 years and older—continues to be
popular in Montgomery County. This
is partly due to significant increases
in older residents both here and
across the country as baby boomers
start to pass the age of 60. We have
been maintaining an inventory of all
constructed (and nearly constructed)
age-restricted developments and
continuing care facilities with
independent living units. Independent
units are those which can be lived
in with minimal additional services,
especially healthcare assistance. While
the number of age-restricted units
added has been decreasing in recent
years due to the economic recession,
the inventory, first published in
2007, now shows 102 age-restricted
developments with more than 16,000
independent living units.
As the county’s residents continue
to age, their housing needs will
inevitably change. Some will need
a home that is smaller, requires less
maintenance, or has fewer stairs or

other similar barriers. This population
shift is having a lasting impact on
residential construction trends. Other
trends that have come out of this
inventory are below:
 Nearly half of the county’s agerestricted developments, primarily
a mix of single-family attached and
detached homes, have been built
since 2000.

who would like to move into an agerestricted community with housing
units more suitable to their needs but
are unable to sell their current homes
or to accept today’s lower values. If
this continues to be the reality, greater
consideration for retrofitting the
existing housing stock with seniorfriendly ideas, such as first-floor
master bedrooms, entryways without
steps, and extra-wide doorways may
become more important in the future.
Additionally, developers already seem
to be shifting future construction plans
to built communities that are merely
age-targeted. These developments
would have the amenities that appeal
to empty nesters without the legal
restrictions of an age-restricted
community.
The growing senior population and
the age-restricted homes being built
will have a significant impact on the
county. Providing housing options for
our aging residents is crucial not only
to give our residents the opportunity
to remain in the county but also to
make the county a more vibrant and
diverse place to live. The inventory is
available at www.planning.montcopa.
org/Publications or by contacting us at
610.278.3722.

 Most of the county’s age-restricted
apartment complexes (and
continuing care communities) were
built in the 1970s and early 1980s.
 Newer developments are located
in the North Penn and Indian
Valley areas—in and around
Franconia, Lower Salford, Hatfield,
and Towamencin Townships.
These tend to be 55-and-older
communities—developments
targeted at consumers seeking
an active lifestyle while living in
communities restricted primarily to
those over 55.
 Eighteen percent of the homes
built between 2007 and 2009 were
age-restricted.
Given the downturn in the housing
market, there are surely residents
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Nonresidential
Development
Nonresidential
Construction Remains
Strong Despite Economy
As a sharp contrast to depressed
building activity in the residential
construction market, nonresidential
construction in 2009 (latest available
data) increased compared to 2008 and
was at its highest level recorded since
2003. Commercial development, which
includes all forms of retail and services,
again dominated the nonresidential
category largely due to construction
on two new lifestyle shopping centers
and several large-scale retail stores.
Commercial construction comprised
almost half (47 percent) of all
nonresidential development. Two
new high schools, in Franconia and
Lower Merion, spurred development
in the institutional category to
its highest total since 2004 with
over 900,000 square feet. Office
development came in at over 500,000
square feet, which is slightly above
average over the last six years.
Industrial square footage was at its
lowest total in recent years—250,000
square feet. Annual figures for

nonresidential development categories
should be viewed cautiously as one
or two large developments can push
figures upward for a given year while
not always indicating a trend.
The Route 422 corridor continued
to be an active area for commercial
and office development in 2009.
Upper Providence and West Pottsgrove
Townships led all municipalities
with 767,951 and 537,130 square
feet of nonresidential construction,
respectively. Two lifestyle shopping
centers, Providence Town Center and
Upland Square, provided much of those
totals, although an office expansion
by GlaxoSmithKline and a new BJ’s
Wholesale Club in Oaks also boosted
the Upper Providence total.
Elsewhere in the county,
development was generally spread
out. After the two new high schools
in Franconia and Lower Merion,
other large developments included
an expansion to Ortho-McNeil
Pharmaceutical in Lower Gwynedd,
a Target at the Cheltenham Mall, a
Whole Foods and additional retail at
the Plymouth Meeting Mall, and new
facilities at Hatfield Quality Meats in
Hatfield Township.
The locations of new nonresidential
development in the county remained
in accordance with county growth
and preservation goals. Almost all

Percentage of Nonresidential Development, 2009
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land developed for a nonresidential
use in 2009 was located within
existing suburban developed areas
and designated growth areas, as
outlined in the county comprehensive
plan. Visit www.planning.montcopa.
org/Publications to view the 2009
nonresidential construction report.

>>Providing Resources

Model Ordinances
Neighborhood
Residential District:
Recreating the
Neighborhood
Subdivisions with a sense of
place. That is the goal of the
Neighborhood Residential (NR)
District. This district has regulations
that go above and beyond the standard
approach for single-family detached
development. What makes this model
unique is the end result of these zoning
standards—a neighborhood with a
strong sense of community. We first

published this model in 1996 and have
now updated it, adding new ideas and
imagery to better illustrate how this
concept could work in many of our
suburban communities.
The NR District model provides
regulations for communities that would
like to allow for medium-density singlefamily detached homes appropriate for
a suburban community. The model
allows for a walkable neighborhood
with sidewalks throughout, common
open space areas, garages that are
less prominent, and detached homes
on 10,000-square-foot minimum lots.
This type of neighborhood provides
communal amenities as well as the
privacy and space expected in a
detached home. A development built
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under NR District standards provides
many benefits:
 Walkability. Having sidewalks
on both sides of the street makes
walking more pleasurable and safer.
 Recreational opportunities. With
various types of open space,
as required by the NR District,
communities provide places for
on-site recreation—a morning jog,
a pickup basketball game, or an
evening concert, for example.
 Variety of home types. Having lots
of varying sizes within the
NR District allows for a range of
single-family detached housing
sizes and lot configurations.
 Greater sense of community. With
a variety of home styles, gathering
places, and walkable streets,
running into a neighbor or friend
is commonplace in NR District
communities.
Our revised guidebook,
Neighborhood Residential District:
Recreating the Neighborhood,
discusses the concept and benefits of
neighborhood residential zoning and
includes model ordinance language and
illustrative examples. It is available
at www.planning.montcopa.org/
ModelOrdinances and by contacting us
at 610.278.3722.
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Creating a Small-Town
Character
Many residents of Montgomery
County are very satisfied with their
suburban communities and the ensuing
lifestyle. Other residents, however, are
not as satisfied, particularly with issues
such as traffic congestion, dependence
on the automobile, the appearance of
buildings, and the lack of community
identity. These people yearn for the
small-town character of yesteryear,
where neighbors could meet on Main
Street while walking to the post office
or local store. Unfortunately, most new
developments don’t really resemble the
county’s small towns, yet surveys have
consistently shown that 25 percent or
more of potential home buyers would
like to live in mixed-use developments
that create a small-town atmosphere.
In 2000, we published a
model ordinance for mixed-use
development that provided guidance to
municipalities and developers who are
interested in this type of development.
The model required new development
to have a mix of uses with a smalltown character and central open
space. We have updated this model
to provide a new, easier-to-use format
that includes examples of successful
mixed-use developments built around
the region since 2000.

The benefits of small-scale walkable
mixed-use development include:
 Ability to walk to destinations
 Fewer vehicles on external roads
 Positive fiscal impact
 Greater sense of community
 Positive impact on residential
property values
 Greater street security
 More attractive nonresidential
development
 Less impact on existing residences
 Defense from housing fair share
challenges
 More recreational opportunities
The new model ordinance, Village
Mixed Use District - Creating a
Small Town Character, is available
at www.planning.montcopa.
org/ModelOrdinances. For more
information or to purchase the
guidebook, contact us at 610.278.3722.

2010 FIRMs
New FEMA Maps and
Model Ordinance
Draft updated Flood Insurance
Rate Maps (FIRMs) for Montgomery
County were released by the Federal
Emergency Management Agency
(FEMA) on July 31, 2010. The maps
show the Special Flood Hazard
Area—an area that has a 1 percent
or greater chance of flooding in any
given year (this has commonly been
referred to as the 100-year floodplain
in the past). The maps were produced
using updated methods and more
accurate data to depict the floodplain.
As a result, 10,401 parcels accounting
for 3,572.8 acres are shown with new
floodplain area, and 16,056 parcels
accounting for 3,940 acres have had
floodplain area removed. While
some properties are now shown as
completely in or out of the floodplain,
more commonly the floodplain
depiction has shifted on the property.
As part of the update, new studies on
the Pennypack Creek and Sandy Run
Watersheds have been incorporated.
As a result, the 1- and 0.2-percentannual-chance floodplains (formerly
the 100- and 500-year floodplains,
respectively), the floodway, and the

base flood elevations (BFE) have been
revised in these watersheds.
Municipalities participating in the
National Flood Insurance Program
(NFIP) must practice “sound floodplain
management” if the federal government
is to make flood insurance available
to residents in that municipality. The
NFIP has criteria for development that
takes place within the Special Flood
Hazard Area that must be incorporated
into a municipal floodplain ordinance
if the municipality wants to participate
in the NFIP. We are preparing a
model stormwater ordinance to assist
municipalities with compliance. Both
FEMA and the PA Department of
Commerce and Economic Development
encourage municipalities to adopt
floodplain ordinances that offer more
protection against flooding than the
basic suggested provisions developed
by Pennsylvania. MCPC’s model
ordinance does this by prohibiting
new development and fill, in
most cases, from occurring in the
floodplain (although there will be
provisions for obtaining a variance).
Municipalities that adopt the county’s
model floodplain ordinance will be
in compliance with the new NFIP
regulations and will provide a high
level of protection against flooding and
degradation of floodplain resources.

Residents and businesses affected
by these changes in the FIRMs may
be required by their mortgage holder
to purchase flood insurance. While
the maps are in draft form, properties
within the floodplain may be able to
purchase flood insurance at the current
rate and avoid the higher rate when the
maps are finalized. The maps become
final when FEMA issues the letter of
final determination. Once this letter
is issued, municipalities will have 180
days to adopt a floodplain ordinance
that meets NFIP requirements. The
letter is currently expected sometime in
September 2011.
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Inventories
Retail Growth in
County Defies Economic
Downturn
Our inventory of shopping

centers was updated to include all

shopping centers that existed or were
under construction by February 2010.
Since the 2005 inventory, Montgomery
County has increased its gross floor
area for shopping centers by more than
3.5 million square feet. Much of this
increase comes from new construction,
but many centers have undergone
expansions or added pad sites in the
last several years.
The updated inventory includes
136 shopping centers, up from the 120
listed in 2005. The combined gross
floor area is 28,255,280 square feet.
Based on 2009 population estimates,
there is more than 31 square feet of
shopping center floor area per county
resident. The national average was
about 23 square feet per person in
2009. Although this suggests the
county is more than meeting the retail
needs of its residents, shopping centers,
such as the King of Prussia Mall
and the Limerick-based Philadelphia
Premium Outlets, draw shoppers from
across the region.
The shopping centers are distributed
across most of the county. While
most are in the eastern half of the
county, many of the newest centers
are along the Route 422 corridor. The
major retail concentrations continue
to be located in areas around the
largest enclosed shopping malls in
the county, including King of Prussia,
Plymouth Meeting, Willow Grove, and
Montgomery Township, three of which
have easy access to the Pennsylvania
Turnpike. Abington Township has the
largest number of centers (13), but
Upper Merion has the most gross floor
area with more than 3,900,000 square
feet.
To be included in this inventory,
shopping centers had to fall under one
of the following descriptions:
 A center with a supermarket as an
anchor and at least two other stores
connected to it.
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 A collection of five or more stores
with at least 30,000 square feet.
 Any retail operation, such as a
department store or other specialty
store, with a gross floor area of at
least 60,000 square feet, including
stand-alone stores.
Some of the more noteworthy
additions to this inventory include:
 Upland Square in West Pottsgrove
Township, which is still under
construction but has over 520,000
square feet built and houses a
Target, Best Buy, Giant supermarket,
and other stores.

 Providence Town Center in Upper
Providence Township, which is not
completely occupied but at more
than 754,000 square feet houses a
Wegmans supermarket, LA Fitness,
Home Goods, and PetSmart, among
other stores.
 Philadelphia Premium Outlets in
Limerick Township has more than
600,000 square feet of various outlet
stores selling a range of clothing
and home goods.
The inventory is available at www.
planning.montcopa.org/Publications
or by contacting us at 610.278.3727.

Mobile Home
Inventory Updated
The county’s growing population
comes with a need for a variety of
housing choices that fit people’s
needs and budgets. Mobile homes, or
manufactured homes, are one of those
options. The county’s 2000 inventory
of mobile homes was updated in
2010. The inventory defines mobile
homes as dwelling units constructed to
conform to national building standards
for manufactured homes rather than
being built to municipal building
code standards. These standards (as
amended) have been in effect since
1976, replacing numerous standards
which, until then, guided mobile home
construction.
Since the 2000 inventory, only one
new mobile home community was
built—Blue Bell Springs (still under
construction). Our inventory shows a
total of 21 mobile home communities
totaling a combined 3,160 mobile
home units. Another 242 units are
on scattered sites throughout the
rest of the county (primarily in the
western and more rural half). Thirty
municipalities have at least one or
more mobile homes, and fifteen
municipalities are home to at least one
mobile home park.

Many (8 out of the total 21) of the
county’s mobile home communities
are age-restricted. This provides the
county’s senior residents not only an
affordable housing option but a smaller
unit to which they can downsize.
Mobile home communities also give
many residents who otherwise may not
have had a chance at homeownership
the ability to own a home, boosting the
county’s overall homeownership rates.
Visit www.planning.montcopa.org/
Publications to view the inventory or
contact us at 610.278.3722.
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>>Preserving
Our Landscapes

Green Fields/Green
Towns Program
The Green Fields/Green Towns
Program continued to preserve land
and enhance recreation opportunities
in the county during 2010. Due to
economic conditions confronting the
county, the pace of grant funding
was reduced. Despite the reduction
in funding, the commitment to
preserve open space remains strong.
In the future, the county intends
to concentrate some funding on
the Schuylkill Greenway, which
extends 42 miles across the county.
Important county trail, farmland
preservation, and acquisition projects
were completed by the county in
2010. Municipal and private nonprofit
organizations continue to receive
funding for important conservation
projects.
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Farmland Preservation
The Green Fields/Green Towns
Program funded $1.25 million for
farmland preservation in 2010. In
addition, $129,535 in Act 319 rollback
interest was applied to farmland
preservation. This leveraged
$1,507,898 in funding from the
state, resulting in a total of almost
$2.9 million dedicated to farmland
preservation.

Trails
During 2010, the county opened
the Green Lane Connector, a key
link which extended the Perkiomen
Trail to the Green Lane Park Nature
Center and then connected to just
over 9 miles of multiuse recreational
trail that entirely circles the Green
Lane Reservoir. The Green Lane
Connector Trail was completed by
building about a mile of new trail on
challenging terrain that took over a

2010 Montgomery County
Open Space Board
The Montgomery County

year to construct and cost $3 million.
The entire cost of the project was paid
for with federal transportation dollars.
With this new section of trail, the
county has completed over 58 miles of
interconnected regional trails.

County Acquisitions
In 2010, the county acquired the
Schuylkill Canal at Mont Clare, Mingo
silt basin, Alvin Rothenberger property,
and the Malasky property. The Alvin
Rothenberger property, located at 2020
Schultz Road in Worcester Township,
contains several buildings on about
5.5 acres. This acquisition provides an
important expansion of the Peter Wentz
historic site. The residence on the
property is under life estate and will be
used in the future as a visitor center for
the adjacent historic site. The Malasky
property on Knight Road in Upper
Hanover Township contains about 24
acres and provides a key addition to
the Green Lane Park, which surrounds
the property. The Schuylkill Canal at
Mont Clare, which includes about 31
acres of property plus a 21-acre rightof-way on the canal, was acquired from
the Commonwealth of Pennsylvania.
It contains a 2.5-mile-long canal,
lock structures, lock tenders house,
and other buildings, making it a very
significant remnant of the Schuylkill
Canal. The Mingo Basin, also acquired

from the Commonwealth, is a 66-acre
desilting basin that was originally used
as part of the Pennsylvania’s river
desilting effort after World War II. The
basin, which adjoins the river, is a key
link in the county’s greenway from Port
Providence to Royersford Borough.

Private Organization Grants
The county’s partnership with
private conservation organizations
remained strong in 2010. The
acquisition of a nearly 85-acre
conservation easement on the Moran
Property in Worcester Township
resulted from a grant to the
Montgomery County Lands Trust. The
county also awarded a grant to the
Natural Lands Trust and the Valley
Forge Audubon Society to fund the
acquisition of the 3-acre Maag property,
which further expands the Stone Hill
Preserve.

Municipal Acquisition Grants
The county approved nine
municipal grant projects in 2010. Four
of these projects involved acquisitions
totaling bout 75 acres. The county also
approved five projects that enhance
community green infrastructure. These
projects include the development of
facilities at parks and trail construction.

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. With the
retirement of board members Elkins
Wetherill and John Moyer (see nextt
page) during autumn 2010, there were
two vacancies in the board at the
end of the year. Brief profiles of the
current open space board members are
provided below:
Vice Chair Phoebe Driscoll is a
member of a variety of environmental
boards, including Montgomery County
Lands Trust and Wissahickon Valley
Watershed Association. She and her
family have permanently protected
their 71 acres as open space; 46 of
those acres are now part of Natural
Lands Trust”s Gwynedd Wildlife
Preserve.
Robert Thomas is a retired
claims investigator, security manager,
and state police officer who lives in
New Hanover Township. Bob is an
outdoorsman who has been a tireless
advocate for open space. He serves
New Hanover Township in many
ways as a member of the planning
commission, environmental advisory
committee, and 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.
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Elkins Wetherill
and John Moyer
Retire From
Open Space Board
Elkins Wetherill and John Moyer
retired this past autumn from the
Montgomery County Open Space Board,
which they had served on for 17 years.
Elkins Wetherill had been chairman
of the open space board since it was
formed in 1993. John Moyer was also a
founding member. Prior to the formation
of the board, they had both served on the
Montgomery County Open Space Task
Force, which formed the county’s first $100
million open space program. In 2003, the
county voters approved overwhelmingly an
additional $150 million investment in
open space.
Elkins has been a resident of Plymouth
Township since 1947. He is well known
as a dedicated horseman and farmer
who donated a permanent conservation
easement on a portion of his 60-acre
property in Plymouth Meeting. His farm
has since been acquired by Plymouth
Township to be developed into “Harriet
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Wetherill Park.” Using his knowledge
of the land, Elkins co-authored “A Field
Guide to Some of the Common Grasses of
Southeastern Pennsylvania.”
Elkins served as chairman of
the Montgomery County Board of
Commissioners from 1960 through 1964.
He also served as Montgomery County
Treasurer, chairman of the Pennsylvania
Securities Commission, and president
of the Philadelphia Stock Exchange. He
maintained a private law practice in
Norristown.
John D. Moyer is a well-known business
leader in the Indian Valley, serving as
president of Moyer Indoor/Outdoor, a 200employee full-service company based in
Telford. John lives in Salford Township at
the edge of the Unami Hills Preserve.
In 1999, John led the county’s
rediscovery of the Schuylkill River, and
he continues to champion the open space
and economic development potential of
the Schuylkill River Greenway. In addition
to his love of the outdoors, John has also
focused his passion into the cultural arts
and education. Both of these talented and
generous members will be greatly missed.

Twenty Years of
Preserving Farms in
Montgomery County
In the late 1980s, a time of
strong development pressures,

the Pennsylvania Legislature devised
a way for farmers, if they chose, to
financially realize the full value of
their land while keeping their land
in production agriculture rather then
selling it for development. It also
benefited the public by guaranteeing
the availability of the land for future
agricultural activities. Farmland
preservation was created as a statewide
program, managed county by county,
in which the farm owner sells an
agricultural easement but keeps title to
the land. The farmland then cannot be
used for anything besides production
agriculture. The Montgomery County
farmland preservation program, active
since 1990, reached the 20-year mark
in 2010.
By the end of 2010, the county
had a total of 137 preserved farms
comprising 8,226 acres, with many
more active applicant farms still
eligible for future preservation. The
nine farms finalizing preservation
in 2010 are located in Worcester,
Franconia, Salford, Upper Frederick,
and Lower Frederick Townships.
Some were applicants from 2009, but
it generally takes more than a year to
complete all the preservation steps.
The applicant pool for 2010 had
nine new farms totaling 436 acres.
They were added to the earlier
applicants, for a total of 44 active
applicants on 1,600 acres. Five of the
44 were selected for appraisal and are
eligible to be preserved in 2011. We
expect at least two excellent farms to
be presented to the state farm board for
approval in early 2011. This number
is clearly lower than in prior years,
yet farmland preservation continues
to receive wide support from the
community and from farm owners.
We continue to accept applications
from farm owners interested in saving
their farms.

One of the new farms approved in
2010 is part of a church property with
over 70 acres of farmland. It belongs
to the New Goschenhoppen United
Church of Christ in Upper Hanover.
While they had considered farmland
preservation and other options for
years, the church congregation voted
for preservation. We are extremely
pleased the congregation decided to
place that portion of their property
into the preservation program. The
property is farmed by their neighbors,
the Niehls family, who grow feed
crops for livestock production. Upper
Hanover Township agreed to help fund

the farmland preservation as well.
It is truly a beautiful working farm
which will bring the Upper Hanover
total to 19 preserved farms at 1,358
acres. Upper Hanover is one of 18
municipalities in the county with
preserved farms.
The preservation of farmland
and of farming are important for the
economy, environment, and local food
availability. Some also say it adds to
a better quality of life for all citizens
in the area. For more information
on farmland preservation, contact
Elizabeth Emlen at 610.278.3754.
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2010 Montgomery County
Agricultural Land
Preservation Board
The five-member Montgomery
County Agricultural Land Preservation
Board (known as the farm board)
consists of two active farmers in
the county, one elected municipal
official, one builder/developer, and
one member-at-large, in accordance
with Act 43. The board’s main roles
are to prioritize applicant farmland
for preservation and to negotiate
values with farm owners. Since
1990, participation by the farm board
has resulted in over 8,200 acres of
permanently preserved farmland.
Jonathan E. Rinde, Esq., chair,
is the member-at-large. Jonathan is
a partner at Manko, Gold, Katcher
& Fox in Bala Cynwyd, a law firm
concentrating in environmental law.
He is also active on boards of other
organizations in the county that work
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with conservation and land use,
such as the Perkiomen Watershed
Conservancy.
Harris Mosher, vice chair, is
one of the two farmer members. A
veterinarian by training who formerly
worked for Johnson & Johnson, Inc.,
Harris now operates a Limousin cattle
beef farm in Salford Township. In
addition to the livestock production,
he participates in showing his cattle in
Pennsylvania and other U.S. locations.
Over 180 acres of his farmland are
preserved in the county.
Robert A. Ayerle is the
developer member of the board. He is
a principal in The Parec-Cyma Group,
a group of real estate and construction
services companies in Blue Bell. The
companies own and operate offices,
warehouses, and apartments and
specialize in construction services to
the pharmaceutical and institutional
markets. Robert is also a board
member of several local companies and
charitable institutions.

Keith Freed, the elected official,
is a Franconia Township supervisor.
Keith is a division manager with Shelly
Enterprises, Inc. of Souderton. He is
a member and past chair of the Indian
Valley Regional Planning Commission,
a member of the Inter-Regional
Planning Cooperative, and current
president of Montgomery County
Association of Township Officials.
John Corkum is the other farmer
member. He and his wife Alice operate
a permanently preserved 40-acre
Christmas tree farm and nursery in
Skippack Township. John is a member
of the Keystone Grange and is on
the Board of Directors of Methacton
Community Theater.

>>Educating and
Informing
Planning courses
Those serving their communities
on municipal boards or planning
commissions are charged with
important, complex responsibilities.
Municipal officials are making
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. We offered two
planning courses in 2010 to provide
elected and appointed officials with the
information needed to carry out their
responsibilities.
The courses 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 2010, we sponsored The Course in
Community Planning on April 26, May
10, and May 24 in Freedom Hall of the
Upper Merion Township building. This
course, attended by 22 persons, 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. It is particularly useful
as an orientation for new planning
commission members.

Twenty-three persons participated in
The Course in Zoning on November 15,
22, and 29 at the Whitpain Township
building. This course provides a
complete exploration of zoning and
the way it is practiced in Pennsylvania
today. It stresses the fundamentals of
developing a sound zoning ordinance
using the authority of the MPC.
Participants learn about the relationship
of zoning to comprehensive plans,
zoning terms, key issues in drafting a
zoning ordinance and map, adoption
and amendment, zoning ordinance
administration, MPC options for joint
municipal zoning, planned residential
development, and traditional
neighborhood development.
We intend to continue offering
planning 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, visit www.planning.
montcopa.org/PlanningCourses or
contact Rita McKelvey at 610.278.3753.
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>>Our Commission
2010 Montgomery County
Planning Commission Board
The Montgomery County Planning
Commission Board consists of nine
members appointed by the Montgomery
County Commissioners. The board
typically meets monthly and works
with staff to advise the Montgomery
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 and has a BA and MBA from the
University of Virginia.
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. Megan is 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 and an
ex-officio board member of the Bryn Mawr
Film Institute and Ludington Library. He
received his undergraduate degree from
Cornell University in 1979 and graduated
from the Cornell Graduate School of Business
in 1981.

MCPC Staff Members
Receive Service Pins
Six planning commission staff
members, along with other county
employees, were honored for their
service to Montgomery County at a
ceremony on October 12, 2010. The
Montgomery County Commissioners
thanked those present for their years of
dedication to the county and presented
each employee with an anniversary
service pin. Planning commission
members receiving 25-year pins were
Leo Bagley, John Cover, Rita McKelvey,
and Juliana Guarna. Beth Pilling
received a 15-year pin, and Matt Schelly
received a 10-year pin.

Interns Gain Planning
Experience at MCPC
We had six exceptional student
interns, all interested in a planning
career, assisting our staff with various
projects in 2010. 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.” Our 2010 interns
are listed below. We sincerely thank
them for their commitment to planning
and their valuable assistance to our
commission.
Emily Adams, a resident of Willow
Grove, is pursuing urban environmental
studies at Drexel University and is
expected to graduate in 2011.
Keith Cheeseman, from
Philadelphia, is pursuing a major in
community and regional planning
with a minor in environmental studies
and an environmental sustainability
certificate at Temple University. After
his May 2010 graduation, Keith plans to
become an AICP certified planner.
Ronald Dunbar is from Mount
Laurel, New Jersey. He is pursuing a

B.S. in community regional planning
from Temple University and plans to
pursue a career as a transportation
planner after his January 2011
graduation.
Kathleen A. Lambert, a resident
of Lansdowne, is seeking a master’s
degree in community and regional
planning from Temple University. After
her May 2011 graduation, Kathleen will
pursue a career as a planner working in
transportation.
Esteban Romero of Gladwyne has
a B.A. in history and is completing his
master’s degree in geography at West
Chester University. After his December
2010 graduation, he plans to work
with local governments or communitybased organizations assisting with the
development of strategic plans and GIS
development.
Alexander Schaefer, from
Narberth, is seeking a B.S. in public
policy with a concentration in planning
and economic development from
Georgia State University. Alexander will
pursue a career as a city planner after
his spring 2011 graduation.
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2010 Planning Commission Staff
Director
Kenneth B. Hughes

Assistant Director
Michael M. Stokes

Administration
William T. Morgan
Marissa L. Blauert*
Ann E. Lint
Baha Malik
Robin L. McLean
Denise A. VanBuskirk
Leslie S. Wingard

Communications Coordinator
Rita M. McKelvey

Community Planning
John S. Cover
James V. Ennis
Jean Holland
R. Eric Jarrell
Hannah R. Mazzaccaro
Michael Narcowich
Joseph V. Nixon
Matthew D. Schelly
Darlene Wynn

County Planning
Brian N. O’Leary
Elizabeth Emlen
Scott France
Anne Leavitt-Gruberger

Design Planning
Holly L. Mager
Kevin J. Chavous
Barry W. Jeffries
Tina M. McLay
Sean Metrick

Environmental Planning
J. Andrew Shaw
Jon A. Lesher
Alexis Melusky*

Graphics/Cartography
Peter Pizzo
Robert S. Cartier
Juliana M. Guarna
Al A. Indelicato
William J. McLay
Michael D. Rollison*
Anastasia Somers

Open Space Planning
David B. Clifford
Beth Pilling
Devan M. Stewart*

Transportation Planning
Leo D. Bagley, Assistant Director
Matthew J. Edmond
Wesley B. Ratko
*Resigned during 2010

Promotions
Anastasia Somers was promoted
from senior graphic artist to principal
graphic artist.
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