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I

ntroduction

This past year may have presented some challenges—a continuing slowdown in the real estate
economy, a loss in our “family,” and the potential elimination of the commission—but it also offered

opportunities.

Although the county’s draft budget originally included the proposed elimination of the commission,
the final adopted budget kept the commission in existence. During this budget review process,
residents, elected and appointed officials, and businesspeople spoke up in favor of keeping the
planning commission, recognized the value of the work produced by our staff, and
made clear the link between good planning and our high quality of life in the county. We are
grateful to those who publicly supported us.
This existential threat created an opportunity for the planning commission to focus on the
value of planning here in the county, to realize that we have many friends throughout the
community, and to give consideration as to how we should continue to promote good planning
in the coming year. As you will read in this report, the planning commission has again amassed a
significant portfolio of projects, programs, and plans.
The county (and the region) lost one of the great ones—Arthur F. Loeben, who passed away in the
fall (see page 48). He will be missed. On a happier note, Brian O’Leary, one of our staff, was elected
president of the state planning association (see page 46). We congratulate him and wish him well.
Although the real estate economy is still in the doldrums, wise community leaders realized that this
slowdown was a planning opportunity. Municipal planning commissions have rolled
up their sleeves and gotten to work to update municipal plans and retool local land use codes. Our
planners are working very hard, providing the needed technical assistance to these municipalities
through our community planning assistance program. We have accomplished a lot—producing new
plans, special studies, zoning and subdivision and land development ordinances, and other products
that municipalities needed to realize their goals.
The four regional planning commissions that we work with have continued to be the most
active and progressive in Pennsylvania, working to address issues that transcend
municipal boundaries. Many municipalities have used our recently completed comprehensive set
of model ordinances. We are particularly proud of the awards we have received for our ordinances.
Planning education continues to be a top priority. Our classes are well attended, and our
publications are well received.
The pause in development has also enabled us to embrace and utilize technology
better in our work. We have been transforming our communications to a digital platform, relying
more on our Web site and social media—find us on Facebook! Our use of GIS expands, and we
have learned ways to better integrate it with other imaging tools that will allow a more complete
understanding of how we plan our communities.
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Though full recovery is likely to take several years, our communities should be better prepared for it
if we continue to work together to plan creatively and improve the communications and relationships
among all of the participants in the development process. We continue to believe that planning is
the key to making our county and communities better places to live, work, and play.
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Model Ordinances

ools and Resources

creating great places — model ordinances

Well-designed and successful developments do not happen automatically. Instead, local
municipalities must encourage and enable this development. Although some of this can be
accomplished through negotiation, the most effective method is through zoning and subdivision
regulations. Using best practice examples from the county, region, and nation, our commission has
prepared a series of model ordinances tailored to meet Montgomery County’s unique characteristics.
Municipalities can use these models as a starting point when updating and modernizing their
zoning and subdivision ordinances.
The county’s model ordinances fall into four general categories—residential use and design, open
space preservation, environmental protection, and mixed-use and commercial design.

•

The residential models cover accessory homes, small-lot singles, mixed residential, and workforce
housing.

•

The open space ordinances include land preservation, where 75 percent of a tract is preserved
as open space; rural residential, which allows new home locations to be shifted on a site to
preserve important natural and scenic resources; and transfer of development rights, which moves
development from one part of a community to another.

•

The environmental ordinances cover floodplain protection, landscaping, riparian corridor
conservation, and subdivision and land development.

•

The mixed-use and commercial models include residential office, which allows small-scale
offices in residential areas on busy roads; a general commercial district designed to improve
car-oriented commercial development; a town center ordinance for traditional, historic
downtowns; a village mixed-use ordinance, which requires walkable, mixed-use village
character; and a compact mixed-use district, which allows a variety of uses in a walkable,
urban-style design.

In 2011, our commission presented an overview of these models to twenty of the county’s
municipalities. These efforts will continue in 2012. To access the models online, visit
www.planning.montcopa.org/ModelOrdinances.

a village community —
creating
village residential district model ordinance
In the nineteenth and early twentieth centuries, many people lived in towns and villages. These
towns and villages had a true sense of place and feeling of community. Today, many people
yearn for this small-town character but cannot find new homes in small towns or similar settings.
Instead of encouraging new small towns and villages, current zoning encourages disconnected and
suburbanized developments, even if the development is high-density.
In 1999, we published a model zoning ordinance, called the Village Residential District, that
provided guidance to municipalities and developers interested in this type of development. The
model created small-town character for new high-density residential development. It also allowed
for the integration of different types of homes, such as single-family detached homes, townhouses,
and multifamily condominiums or apartments. In 2011, we updated this model to provide a new,
easier-to-use format that includes examples of successful mixed residential developments built
around the region since 1999.
The Village Residential District is similar to other high-density residential districts. It permits a
density of 5 dwelling units per acre and a wide range of housing types, including singles, twins,
townhouses, and apartments. However, the district also includes additional design and open space
regulations that go beyond the standard approach. These regulations include a requirement for
central open space, so the neighborhood has a village green and active recreation land (like small
towns often do); a requirement controlling the location of garages and parking lots, so cars don’t
dominate the streetscape; plus a requirement for a mix of housing types, so the neighborhood
reflects the diversity of buildings found in small towns. All of these regulations, and more, are used
to create a small-town sense of community in new residential developments.
Village residential developments
will look new when they are
first constructed, but they will
look different than other typical
new suburban developments.
They will be more pleasant to
walk, more like existing homes
in our villages and towns, and
more interesting places to live.
Over time, they will be able to
age gracefully, like so many of
Montgomery County’s local
towns and villages. The new
model ordinance is available at
www.planning.montcopa.org/
ModelOrdinances.
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land preservation district —
the
preserving open space in rural areas
MCPC recently completed an update of the
Land Preservation District (LPD) Model
Ordinance. The original LPD, created in 1991,
was a new concept in single-family residential
development. It allowed a reasonable amount
of homes to be placed in small neighborhoods
while preserving 75 percent of the tract area
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in open space. The intent of the LPD was to
preserve open land, sensitive natural areas, and
rural community character that would be lost
under conventional development.
This updated guidebook and model ordinance
expands on our earlier LPD report. The LPD
is an alternative to conventional subdivision.
It provides design flexibility to locate open
space and homes where they can best meet
community open space goals. In the LPD,
at least 75 percent of the tract is preserved
as open space by reducing lot sizes without
reducing overall density. The guidebook
focuses on how municipalities can utilize this
zoning technique to preserve open space.
The updated LPD includes enhancements to
the open space design standards, introduces
environmental adjustment factors, uses a yield
plan to determine density, and modifies the site
planning process. The guidebook describes
design elements and community facilities
and contains a model zoning ordinance and
subdivision ordinance. The appendix provides
information on homeowners’ associations,
sewer issues, additional design elements, and
examples of cluster developments throughout
Montgomery County. The updated
LDP is available at www.montcopa.org/
ModelOrdinances.

new fema maps and model floodplain ordinance
The Flood Insurance Rate Maps being updated
by the Federal Emergency Management
Agency (FEMA) are nearing completion. The
maps show the Special Flood Hazard Area
(SFHA) for creeks with a drainage area of more
than 1 square mile in Montgomery County.
The SFHA is an area that has a 1 percent or
greater chance of flooding in any given year. In
the past, the SHFA has been referred to as the
100-year floodplain. The base map on which
the SFHA is shown has been updated, making
the location of the floodplain more accurate.

Once FEMA issues a letter of final
determination, the maps will be considered
final, and municipalities participating in the
National Flood Insurance Program (NFIP)
will have 180 days to update their floodplain
ordinance. The updated ordinance must
reference the maps and meet the NFIP criteria
regarding development and floodplains.

Conservation District. The model ordinance
will help municipalities comply with
FEMA requirements and provide a high
level of protection for people, property,
and floodplain resources. Both FEMA
and the PA Department of Community
and Economic Development encourage
municipalities to adopt floodplain ordinances
that offer more protection against flooding
than the minimum suggested provisions. Our
model ordinance does this by prohibiting
new development and fill from occurring in
the floodplain unless a variance is obtained.
The ordinance, as well as additional material
from FEMA, will be distributed to each
municipality on a compact disc and is
available at www.planning.montcopa.org/
FloodplainOrdinance.

We have prepared a model floodplain
ordinance in cooperation with the
Montgomery County

Effective
floodplain
management
protects
residents and
properties
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planning courses

Municipal Education

The MCPC continues to provide planning education to municipal officials and citizens. These
courses provide the tools needed by elected and appointed officials to carry out their important
responsibilities while serving their communities on municipal boards or planning commissions.
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. These
comprehensive courses are taught in three evening sessions by experienced, certified professionals.
Classes accommodate 20 to 30 persons who actively participate in various exercises structured to
reinforce key planning principles.
In April 2011, we sponsored The Course in Community Planning at the Upper Merion Township
building. This course, attended by 19 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.
In November, 12 persons participated in The Course in Subdivision and Land Development Review
at the Upper Salford Township building. This course, essential for planning commissioners and
elected officials, reviews the subdivision and land development process from pre-application
meetings through the completion of a project. It focuses on the principles of subdivision and
land development, the MPC requirements, effective plan management procedures, and design and
technical standards for subdivisions and land developments.
If you are interested in attending a planning course in 2012, visit www.planning.montcopa.org/
PlanningCourses or contact Rita McKelvey at 610.278.3753.
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Inventories

shopping center inventory

We updated our inventory of shopping centers to include all shopping centers that were fully built
or under construction by June 2011. In the last six years, Montgomery County has increased its
gross floor area for shopping centers by nearly 4 million square feet. Much of this increase comes
from new construction, but many older shopping centers have undergone expansions or added pad
sites in the last several years to attract new customers.
Shopping centers included in the inventory fell under one of the following descriptions:

•
•
•

A center with a supermarket as an anchor and at least two other connected stores.
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.

The inventory contains 137 shopping centers (a combined gross floor area of 28,631,427 square
feet). Based on the 2010 Census population count, there is 35.8 square feet of shopping center floor
area per county resident—well above the national average of 23.3 square feet per person. 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.
While the shopping centers are distributed across the county, most are in the eastern portion. In
recent years, however, many of the newest centers have been popping up 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 Montgomeryville—three of which have easy access to the Pennsylvania Turnpike. Abington
Township has the largest number of centers (13), but Upper Merion Township has the most gross
floor area with nearly 4 million square feet.
One of the biggest additions to this
year’s inventory is Gateway at Sanatoga,
which is still under construction in
Limerick Township. Situated next to the
Philadelphia Premium Outlets, it will have
more than 400,000 square feet of retail
upon completion. A Costco opened here
in 2011. Additionally, many of the larger
shopping centers started in recent years
are still growing. Upland Square, in West
Pottsgrove Township, and Providence Town
Center, in Upper Providence Township,
have both added major new tenants in
the past year. For more information or a
copy of this inventory, visit www.planning.
montcopa.org/Publications or contact us
at 610.278.3722.
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multifamily and attached housing inventory
Single-family attached and multifamily
homes are a dominant part of the county’s
ever-changing landscape. Combined, these
housing types accounted for more than 50
percent of the county’s newly built units over
the last four years.
This inventory consists of multifamily rental
developments (apartments), condominiums,
twins, triplexes, quads, and townhouses (both
rented and owned units). The inventory
reflects the county’s increasing diversity and
population growth, which has created a strong
need for a variety of housing types and sizes.
More than 530 multifamily developments,
both rental apartments and owned
condominium units, which are home to
more than 56,400 housing units countywide
are included in the inventory. The greatest
concentration of multifamily developments
is along the Main Line, throughout Lower
Merion Township. Other sizeable groupings
exist in Eastern Montgomery County
(Abington and Cheltenham Townships),
the Norristown-King of Prussia area, the
North Penn area, and the Pottstown area.
The inventory also includes more than 350
single-family attached developments of
townhouses, twins, and other combinations
of attached units. This amounts to more
than 35,600 housing units (mostly owned).
Many newer single-family attached
developments can be found across the 422
corridor as well as in the North Penn and
Indian Valley areas.
The updated inventory includes several new
and notable additions, ranging from new
age-restricted developments to luxury rental
apartments along the Schuylkill River. The
report contains summary text, an inventory
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of these various developments, and a map
showing the approximate locations for
each development. While the inventory
can be a useful resource for real estate
professionals and people seeking a home, it
also sheds some light on where there may
be opportunities for the development of
additional multifamily housing.
To be included in this inventory, a
development or building must have at least 10
dwelling units. Most of these developments
also have some sort of common unifying
element, such as open space, a lobby or
clubhouse, or parking area. To make our
inventory more manageable, large areas of
rowhomes in some of the county’s older
municipalities were excluded from our totals.
For more information or a copy of this
inventory, visit www.planning.montcopa.org/
Publications or contact us at 610.278.3722.

age-restricted housing inventory
Age-restricted housing—primarily restricted
and marketed to those 55 years of age
and older—continues to be popular in
Montgomery County. In part, this is because
of significant increases in older residents both
here and across the country. In Montgomery
County, residents ages 65 and older make up
about 15 percent of the county’s population.
The planning commission maintains 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. Our
current inventory shows 103 age-restricted
developments with more than 16,000
independent living units.
As the county’s residents continue to age,
their housing needs inevitably change. Some
will need a home that is smaller, needs less
maintenance, or has fewer stairs or other
similar barriers. This population shift is having
a lasting impact on residential construction
trends. Other trends seen in this inventory are
highlighted below:

•
8

Nearly half of the county’s age-restricted
developments have been built since 2000,
primarily a mix of single-family attached
and detached homes.

•

Most of the county’s age-restricted
apartment complexes (and continuing care
communities) were built in the 1970s and
early 1980s.

•

Newer developments are 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 to
primarily those over the age of 55.

•

Age-restricted homes accounted for 12
percent of the homes built in 2010.

Given the downturn in the housing market,
there are residents most likely who would like
to move into an age-restricted community
but are unable to sell their homes. Therefore,
senior-friendly modifications to existing
homes, such as first-floor master bedrooms,
entryways without steps, and extra wide
doorways, may become more important if
this continues to be a concern. Conversely,
developers may shift future construction plans
to communities that are merely age-targeted,
having the amenities that would 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 surely
have a significant future impact on the
county. Providing housing options for our
aging residents is crucial to not only offer
our residents the opportunity to age in their
communities, but to make the county a more
vibrant and diverse place to live. For a copy of
this inventory, visit www.planning.montcopa.
org/Publications or contact us at 610.278.3722.

mobile home inventory

The county’s inventory of mobile homes was
updated again for 2011. For the purposes of
this inventory, mobile homes are 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. Manufactured housing
units are included in these totals.
The newest mobile home community in
the county, Blue Bell Springs, is still under
construction. Our calculations show a
total of 21 mobile home communities that
house 3,166 mobile home units. Another
242 units are on scattered sites throughout
the rest of the county, though primarily in
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the western and more rural half. A total of
30 municipalities have at least one or more
mobile homes, and 15 municipalities are home
to at least one mobile home park. Of the new
units added to this inventory, the majority
were replacement units to fill existing pads in
mobile home communities.
Many of the county’s mobile home
communities (8 out of the total 21) are
age-restricted—giving the county’s senior
residents not only an affordable housing
option but a way to downsize. Mobile
home communities also give many residents
a chance at homeownership, boosting the
county’s overall homeownership rates.
For more information or a copy of the
inventory, visit www.planning.montcopa.org/
Publications or contact us at 610.278.3722.

Demographics

enhancing online data availability

Our commission has always offered easily accessible data and reports to residents, investors,
marketers, students, and anyone looking to learn more about Montgomery County. Beginning in
2012, we will be launching a new online data access service that will give users a simplified interface
to create their own customized tables for a chosen geography. During 2011, we worked with the
county’s ITS department to create a database and Web site that will allow for the new interface to
function.
The new service will offer over 30 available datasets, including Census and American Community
Survey demographics. Additional data from many of our annual reports will also be available,
such as median home prices, residential and nonresidential construction, and population and
employment forecasts. Our popular inventories for shopping centers, attached and multifamily
housing, mobile homes, and age-restricted housing will also be included.
Users will be able to select a municipality and see housing
characteristics, demographics, and actual developments all in
one series of tables.
While all of this data has been available on our Web
site in one form or another, the new interface will
make it easier than ever to get the data people
need and to discover additional available data.
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new census data — montgomery county in focus

Data from the U.S. Census Bureau’s 2010 decennial census was released at the beginning of 2011.
The new data gave us accurate updates to basic population and housing counts at all geographic
levels for the first time since the 2000 Census. These results help determine political representation,
allocation of public funding, marketing of private enterprises, and land use decisions to manage
growth. They also give us a better understanding of how the county is changing.

Total Population
Montgomery County grew by over 50,000 people between 2000 and 2010 and remains the
third largest county in the state with just under 800,000 people. The largest area of growth
within the county was along the Route 422 corridor in townships such as Limerick, Upper
Providence, and Lower Providence.

Age
Similar to many suburban areas, Montgomery County’s
population is aging. The impact of the baby boomer
generation is noticeable in the 55–64 age grouping, which
grew the fastest of any age cohort in the county—more than
43 percent from 2000 to 2010. The number of people aged
45–54 and those over the age of 65 also grew considerably
during this time period. A bit of an “echo effect” occurred
in the cohorts for children aged 5–17 and young adults from
18–24, which also grew but with lesser margins.

Race and Hispanic Origin
The county is becoming more diverse. Almost all of
the population gained between 2000 and 2010 can be
attributed to increases in racial minority groups. African
Americans are the largest racial minority making up
8.7 percent of the county. Asians grew the fastest since
2000, and Montgomery County now has the highest
percentage of Asians out of all counties in Pennsylvania.
Hispanic origin is not considered a race in the Census,
but the number of people identifying themselves as
Hispanic more than doubled from 2000 to 2010 and
comprises 4.3 percent of the county’s population.

Household Type
The county’s household types continued to shift from traditional married couple families
to single-person and other household types. For the first time, the number of single-person
households in the county exceeded the number of households with a married couple with
their own children under 18 living at home.

Housing Units
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Montgomery County’s housing stock increased by 28,301 units from 2000 to 2010, the second
largest net increase in Pennsylvania. Vacancy rates of available units, both rental and sale categories,
were higher in 2010, but this was not surprising given the uncertainty of the economy and the
housing market in particular. Approximately 73 percent of the occupied units in Montgomery
County were owner-occupied. This was down slightly from 2000 as a higher percentage of units
were renter-occupied in 2010. The latest census data and other information sources are available at
www.planning.montcopa.org/Demographics.

Publication Series

renewable energy series wins state award
Renewable Energy: a series on alternative
energy sources received the 2011 Planning
Excellence Award for Public Outreach from
the Pennsylvania Chapter of the American
Planning Association. This award is given to
an individual, project, or program that uses
information and education about the value of
planning to create greater awareness among
citizens or specific segments of the public.

This series was created in 2010 to provide
education on renewable energy resources that
are practical in Montgomery County. The goal
is to provide an understanding of the issues to
inspire more in-depth exploration of renewable
energy possibilities. The series provides
educational background about the technologies
and techniques, the associated benefits and
challenges, and also regulatory issues relating to
renewable energy.
Our planning commission has been busy
putting the series to work. We have
distributed the series to municipalities and
environmental groups across the county,
region, and state, and it has been featured
in many presentations and Webinars. The
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Jon Lesher, environmental planner, receives award for MCPC

series has also evolved over the course of the
year. Outdoor Wood-Fired Boilers was revised
to reflect new state regulations from the
Pennsylvania Department of Environmental
Protection. What Is a Solar Farm? was added
to the series in response to the growing
possibility of utility-scale solar projects
developing in Montgomery County. We also
added Additional Resources to assist readers in
finding more in-depth information on the
topics in the series.
The eight topics covered by the series, which
is available at www.planning.montcopa.org/
Publications, are listed below:

•
•
•
•
•
•
•

Introduction to Renewable Energy Series

•

Additional Resources

Small-Scale Solar Energy Systems
What Is a Solar Farm?
Small Wind Turbines
Geothermal
Outdoor Wood-fired Boilers
Energy Conservation Site and
Building Design

planning by design — green roofs
Our latest Planning by Design issue focuses
on green roofs. Green roofs can transform
traditional roofs into attractive green spaces
that provide environmental and economic
benefits. They offer an opportunity to manage
stormwater while adding beauty and greening
to our communities. Green roofs mimic
nature by capturing, delaying, and evaporating
rainwater. They filter pollutants and reduce
runoff, improve air quality, and reduce air
temperatures—cooling our towns and reducing

the urban heat island effect. Green roofs offer
educational opportunities, create wildlife
habitat, and may grow food. They can double
the life span of roofs, save energy, reduce
heating and cooling costs, buffer noise, and
increase property values.
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Green roofs are a multilayered roofing system.
They are comprised of components that can
include a waterproof membrane/root barrier,
drainage layer, a filter fabric, a lightweight
engineered growing medium (soil), and
specialized plantings. There are two basic types
of green roofs—intensive and extensive. An
intensive green roof is designed with a deeper
soil layer (usually greater than 6 inches) and
supports a wider variety of plants. An extensive
green roof is designed with a shallower soil layer
(usually less than 5 inches) and planted with
drought-tolerant plants. Green roofs require an
engineered lightweight medium (soil) to grow
plants. Selecting the right plants is also crucial
to their long-term success. All green roof plants

should be low-maintenance and tolerant of
heat, cold, and high winds. Green roof systems
can be installed as modular units with the
components already prepared in a pre-grown
vegetative mat or tray or built in place. A green
roof initially costs more than a conventional
roof but typically lasts twice as long.
Green roofs have been successfully built
in this region as well as across the country.
Communities use various incentives to
encourage green roofs, including grants,
loans, tax credits, density bonuses, fee
reductions, fast-track permitting, and utility
rebates. Many urban areas use green roofs
as a best management practice (BMP) to
divert stormwater from their combined sewer
systems to protect their waterways. Green
roofs offer an excellent opportunity to create
more sustainable and greener communities.
For more information on green roofs and
other Planning by Design topics, visit www.
planning.montcopa.org/Publications and look
under Planning Concepts.

existing land use map highlights
newtrends
in development pattern
Our commission has updated the county’s
existing land use map based on the most
recently available (2010) aerial photography.
The map employs 17 land use categories to
give an accurate picture of the geographical
distribution of developed and undeveloped land
in the county. Total acreage for each category
was calculated and can be used to compare
recent and past land use patterns to chart the
county’s growth over time. Land use maps with
a similar methodology were also created for
1970, 2000, and 2005.
As of 2010, over 58 percent of the county
had been developed. Single-family detached
homes with public sewers comprised the largest
single land use, occupying over 25 percent of
the county’s total acreage. All residential uses
combined accounted for nearly 40 percent
of the total acreage. Other developed land
use categories, including several commercial
categories, mixed-use, transportation, and
institutional uses, added up to just over 19
percent of the total acreage.
The 2010 map assists in many of our county
planning efforts. When compared to previous
maps, some obvious patterns and dramatic
changes in land use emerge. Sprawling
residential land consumption is among the most
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Maps

obvious. Population in Montgomery County
grew by nearly 28 percent from 1970 to 2010,
according to the U.S. Census Bureau. However,
the amount of land used to house the county’s
residents grew by 97 percent in the same time
period. A look at the most recent development,
between 2000 and 2010, shows that our pattern
of land consumption is somewhat less skewed.
The county’s population between 2000 and
2010 grew by about 7 percent while residential
land use grew by only 8 percent.
Another trend, the movement of jobs out of
Philadelphia and into emerging development
centers in the surrounding suburbs, is
also substantiated by a historical land use
comparison. Commercial land usage in
Montgomery County, including retail, office,
industrial, and mixed uses, more than doubled
between 1970 and 2010. The office category
showed the most growth, rising from over 500
acres in 1970 to over 5,600 acres in 2010.
Of course, the cost of all this growth is the
loss of undeveloped land. Montgomery
County went from 212,500 acres of
undeveloped land in 1970 to 128,177 acres in
2010. To view the 2010 land use map, visit
www.planning.montcopa.org/Maps.

Technology

staying connected through technology

Technology has dramatically changed the way we work and communicate. By embracing
new forms of technology, the planning commission is now able to work more efficiently and
communicate quickly in many exciting ways. Over the past year, we have transformed most
written forms of communication, including newsletters, fact sheets, and other publications, into
attractive and accessible electronic documents. By using the Internet to send out information, we
are reducing printing and postage costs while getting the information out more rapidly. Join our
e-mail distribution list at www.planning.montcopa.org/Subscriptions to receive our publications,
planning news, course announcements, and other information.
We are continuing to expand and enhance our Web site. Our site now offers new videos,
searchable databases, and all planning publications. Social media is another new outreach
opportunity for our commission.
A Facebook page was launched less than a year ago for news and
information postings. In addition to catching up on late-breaking
planning news, our Facebook page is a great place to view photos of
the county and videos of various events. Find us on Facebook!
Video conferencing is a great way to participate in important meetings
without the time and expense of travel. Tools, such as Webinars, have
enabled planners to earn professional training credits at a low cost.
Our commission has also used these tools to give several technical
presentations at local and national Webcasts without leaving the office.
Graphic image software tools, such as SketchUp, Photoshop, and Illustrator, have been used
effectively by our staff to create realistic depictions of proposed community designs in plans and
model ordinances. Some three-dimensional model analysis has also been done using SketchUp to
better understand spatial relationships. Sketches produced with these
tools are included with some review letters to explain improved design
approaches to submitted subdivision and land development proposals.
Look for more of these images in the future.
Online mailboxes are now being used to provide information to
the board members that our
commission advises and staffs.
By logging onto their online
mailbox, board members can now conveniently retrieve
relevant documents pertaining to their work. They can even
show up for a meeting with their laptop or tablet and call up
meeting materials without ever producing printed materials.
Videos can be a great tool for communicating planning
issues. In 2011, we started producing videos of meetings and
events and hope to develop videos to replace or supplement
plans and other reports. Look for more of this in the future.
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Land
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proposals

Our commission reviews all proposed
subdivisions, land developments, and zoning
amendments in the county and produces
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 344 applications for subdivision,
land development, and zoning amendments
in 2011. Of these, 114 were new land
development or subdivision proposals. This
was the lowest number of submittals on record
(going back to 1970) and marked the seventh
straight year that fewer submissions were
received than the previous year.

Acreage of Proposals
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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 543 acres.
Nonresidential and residential acreage proposed
for development declined by almost 9 percent
in 2011 to the lowest total in several decades.
Approximately 85 percent (461 acres) of all
acreage proposed for development was located
in county-targeted designated growth areas
and previously developed suburban areas, while
approximately 10 percent (54 acres) was located
in rural resource and proposed open space
areas. The remaining proposals were located in
existing developed rural areas.
The total number of proposed residential
acres actually increased for the first time in six
years, but it still ranked as the second lowest
annual total since at least 1970. The county
received residential proposals totaling 238
acres in 2011, a 45 percent increase from 2010.
Nonresidential acreage continued to outpace
residential acreage for the sixth straight year
with 305 acres proposed in 2011.

Residential Units
Proposed residential units increased
substantially in 2011 to almost 2,000 units, over
five times the amount in 2010 and the highest
annual total in the last four years. The increase
was driven by a surge in multifamily housing
proposals. 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
units proposed.
The five largest proposals were all multifamily
apartment or condominium developments
located in eastern municipalities or along
the Route 422 corridor. Only 16 percent
of all units proposed were in age-restricted
developments, which is less than the median
percentage of 21 percent since 1996. All but
21 of the newly proposed residential units (99
percent) were located in designated growth
areas and existing developed areas.

in Cheltenham was the largest institutional
proposal at almost 89,000 square feet. Office
proposals were virtually nonexistent in 2011,
with only 27,000 square feet submitted.
Nine out of the top ten largest proposals were
clustered in two areas—along the Route 422
corridor or in the North Penn region.

Despite the increase in new units proposed,
only 708 units were approved in 2011, a 42
percent decrease from 2010. 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.
Increased activity in developer proposals, along
with renewed interest in outstanding proposals
from prior years, could result in a gradual
recovery from the housing market slump of the
last four years.

Almost all nonresidential development was
proposed in areas consistent with the county
comprehensive plan. Only 2 percent of
proposed nonresidential development was
located outside of designated growth areas and
existing suburban developed areas.

Zoning Activity
Our commission received 123 proposed
amendments to local zoning ordinances and
maps—14 percent less than in 2010. This
number is also below the ten-year average
of 163 amendments. Twenty amendments
were proposed to change significant portions
of an entire ordinance, while 78 involved
less significant changes to a single district.
At least two of these resulted from curative
amendments declared by municipalities. The
remaining 25 submissions were proposed
zoning map changes.

Summary

Nonresidential Square Footage
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In 2011, nonresidential building square footage
proposed for development in the county
totaled 1.56 million square feet, a 21 percent
increase from 2010. This was the first increase
in nonresidential square footage since 2006.
All categories (commercial, industrial, and
institutional), except for office, increased with
the commercial category having the highest
square footage. A proposal to redevelop
178,000 square feet at the Valley Forge
Shopping Center, with a Target as its anchor,
was the largest nonresidential submission in
2011. A new warehouse facility in Hatfield
Township was the largest industrial proposal at
90,000 square feet. A new elementary school

Despite a continued decline in the number
of submissions for new land developments
or subdivisions in 2011, both residential
and nonresidential activity increased in
terms of units and square footage proposed.
Apartment and condominium developments
propelled the residential sector to the most
impressive gain. Commercial, industrial,
and institutional proposals all increased from
2010; the office sector was mostly dormant.
Renewed developer interest, along with
gradual improvements in the marketplace
leading to a resurrection of suspended projects
from the recent past, could result in a gradual
recovery from the historically low pace of
development over the last five years. The
annual summary and monthly activity reports
are available at www.planning.montcopa.
org/247MonthlyReports.

Nonresidential Development

economy reflected by
weak
low nonresidential construction
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Institutional development was the most active sector, registering almost a million square feet of
new construction in 2010. A new high school in Lower Merion and a new Catholic high school
in Upper Providence, along with two new elementary schools, bolstered the
category. Commercial development, which includes all forms of retail
and services, usually dominates the nonresidential category but
residential Devel
n
o
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N
came in second with just under 700,000 square feet in 2010.
en
Just over half of the commercial development came
t:
from the completion of the Providence Town Center
project in Upper Providence, which was the largest
development overall in 2010.
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Nonresidential construction has been up and down throughout the decade, depending on economic
factors or major projects. However, the 2.2 million square feet of new construction in 2010 (most
recent data) was the lowest total since at least 2002 when data was first collected. The total might
have been even lower if not for a number of new schools built in the past year. Commercial, office,
and industrial development all registered their lowest totals in several years.

Office development comprised 322,000
square feet but included two important new
health-related developments—the corporate
headquarters for SDI Health, a healthcare
analytics organization, and the North American
headquarters for the Almac Group, a global
pharmaceutical research and analysis firm.
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.
Upper Providence, Lower Merion, and Lower Salford
Townships led all municipalities with more than 200,000
square feet each of nonresidential construction. Elsewhere
in the county, development was generally spread out. In addition
to the previously mentioned offices and schools, a new Giant supermarket
in Douglass, church dormitories at the Academy of New Church in Bryn Athyn, and a
combination Toys “R” Us and Babies “R” Us in Upper Merion rounded out the ten largest
developments in 2010.
The locations of new nonresidential development in the county remained in accordance with
county growth and preservation goals. Almost all land developed for a nonresidential use in 2010
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 2010
nonresidential construction report.
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housing production drives
multifamily
residential construction increase
New housing construction improved in 2010
(most recent data) for the first time in five
years. While the increase was a welcome sign
to the stagnant residential construction market,
the totals were still historically low and ranked
as the second fewest number of units produced
since 1982. There were 1,523 units constructed
in 2010, an increase of 17 percent over 2009.
Multifamily units were solely responsible for
the increase as apartments have become one
of the more marketable housing types in the
recent economy. Single-family detached
and attached unit construction was relatively
unchanged from the previous year. 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.

Housing

stock over the last six years. Prior to this
period, 1986 was the last year these types of
housing were in the majority.

Housing production at the municipal level was
fairly spread out in the county. Only three
municipalities saw more than 100 units built
in 2010—Conshohocken, Hatboro, and New
Hanover. Lower Moreland, Upper Gwynedd,
and East Norriton were the only other
municipalities to have over 50 units built.
In 2010, there were 181 age-restricted units
built. These are units in developments intended
for 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 12 percent of the
units produced in 2010 were age-restricted.
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The 508 detached units built in 2010 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 sixth consecutive
year. Denser housing types, such as twins,
townhomes, condominiums, and apartments,
have constituted the majority of new housing

General housing characteristics have also
undergone some changes in recent years. Both
lot sizes and living area sizes for single-family
detached homes were much smaller than
earlier in the decade. The median lot size for
single-family detached homes has remained at
around 16,000 square feet the last few years
but was over 20,000 square feet around 2002
and 2003. Living area has also been shrinking
and was down to 2,821 square feet in 2010.
Detached home sizes peaked at over 3,300
square feet in 2005. Conversely, single-family
attached homes have gotten steadily larger
since the beginning of the decade, with the
median unit size for 2010 measuring at 2,181
square feet. Visit www.planning.montcopa.
org/Publications to view the 2010 report on
housing units built.

median housing prices make gains
2010
in each housing type
Housing prices in Montgomery County
rose for the first time since 2007, signaling
a potential end to the housing slump that
has engulfed most of the nation over the last
few years. While some of the gain can be
attributed to slight increases in the number
of new units and single-family detached units
sold, the news is still positive. While values
were decreasing for a couple of years, home
values in the county still show very favorable
rates of appreciation over the course of the
past decade. We are also fortunate that the
county and region avoided the dramatic
decreases in property values seen in other parts
of the country, especially in the more newly
developed areas in the South and Southwest.

In 2010 (latest available data), Montgomery
County had 8,123 home sales at market rate,
with a median sales price of $265,000—an
increase of 4.7 percent from the previous
year. While prices did rise, the market still
faces challenges as the number of market
rate sales continued to decline for the fifth
straight year. Low sales activity creates a
buyers market, which can keep prices from
appreciating higher.
Separating the sales data by housing type, the
median price for single-family detached homes
went up from $297,000 in 2009 to $309,000
in 2010 (a 4 percent increase). Single-family
attached homes improved slightly to $220,495
in 2010 (a 2.6 percent increase). Multifamily
homes also went up from $167,300 to
$175,000 (a 4.6 percent increase).
The number of new homes sold increased in
2010, accounting for 11.1 percent of the total
number of sales, but the median price for new
homes still declined from $348,488 in 2009
to $343,000 in 2010 (a 1.6 percent decrease).
The median price for a new single-family
detached home fell by over $20,000 from
2009 but still remained the most expensive
housing type at $414,535. Median prices
for new single-family attached homes went
up in 2010 at $309,950. Multifamily homes
declined by 0.4 percent, but only 148 new
multifamily units were actually sold in 2010.
Median sales prices were also computed
for each municipality. Twenty-three
municipalities in the county had a lower
overall median price in 2010 compared to
2009. The most expensive median prices were
found in Bryn Athyn, Lower Merion, Lower
Gwynedd, and Worcester. The most affordable
median prices were found in Norristown,
Pottstown, and West Pottsgrove. To view
the 2010 median housing prices report, visit
www.planning.montcopa.org/Publications.
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regional planning overview

It was a milestone year for regional planning in Montgomery County with all four regional
planning commissions completing or conducting significant work.

Upper Perkiomen Valley Region
As the first region in the county to adopt a regional comprehensive plan in 2001, the Upper
Perkiomen Valley Region became the first to update its plan, which was adopted in 2011. The
region initiated the revision process at the beginning of 2009, and numerous meetings were held
with the local planning commissions and governing boards at key points in the process to ensure
the plan reflected the policies of each participating community. The region awaited the final 2010
Census results prior to completing the adoption process.
While the plan was extensively revised, the underlying goal of the plan remained the same—protect
the region’s expansive natural resource and cultural amenities and leverage this “green infrastructure”
to maintain and enhance the quality of life for current and future residents. Important changes
in the plan include the incorporation of the county’s 2008 Natural Areas Inventory Update, the
region’s own 2007 transportation study, and a new chapter dealing with economic revitalization
and future land use policies that provide additional flexibility to encourage increased reinvestment
within the boroughs.
In other regional business, the Upper Perkiomen Valley did an analysis of nonresidential land uses,
with a focus on hospitality uses, and a survey of municipal funding of emergency services. In 2011,
the regional planning commission did not review any developments of regional significance or
zoning amendments affecting use or density.

Indian Valley Region
In 2011, the Indian Valley Region finalized a series of maps highlighting the region’s park and
recreational amenities. The initial concept was to provide a single brochure identifying municipal
park land and its associated amenities. However, given the number of parks in the region and the
degree to which they are developed, the regional planning commission decided to provide a map
for each of the four townships and one for the boroughs. These maps provide more detail at a much
more usable scale. Working closely with each community, the maps were finalized and distributed

at each municipal building and other community sites. Digital versions were also provided to each
community for Web posting. Visit www.planning.montcopa.org/IndianValleyRegion to view a
summary version of the map, which includes links to the municipal Web sites.
The regional planning commission also began revising the region’s 2005 comprehensive plan in
2011. (Some minor amendments were made in 2007.) Given that the Pennsylvania Municipalities
Planning Code requires comprehensive plans to be reviewed every ten years, and the availability
of the recent 2010 Census data, the regional planning commission decided to begin the revision
process. The process, including adoption, is estimated to take 18 months.
In 2011, the region did not have any developments of regional significance to review. Only one
community, Lower Salford Township, had to submit a Notice of Intent regarding a change in zoning
for a mixed-use nonresidential district.

Central Perkiomen Valley Region
The Central Perkiomen Valley Region worked on its 2005 regional comprehensive plan
in 2011. The impetus behind this effort was to put the plan on a 10-year update schedule
concurrent with the U.S. Census. Though the plan is only six years old, the demographic
data contained within is over a decade old. A particular focus has been updating the plan’s
housing chapter to reflect the realities of the current economic slowdown. The full update is
anticipated to be adopted in 2012.
A valuable function of the regional planning commission is to serve as a clearing house of ideas
and information. Of particular interest to the members was learning more about the Pennsylvania
Department of Environmental Protection’s proposed MS4 stormwater management regulations.
Our county planning staff presented information on the subject, highlighting the benefits of
preparing a regional stormwater management map using Geographic Information System (GIS)
technology. The regional planning commission is in the process of creating this map.
In 2011, the regional planning commission reviewed one zoning text and one zoning map revision
for Upper Frederick Township and found them both to be generally consistent with the adopted
plan. There were no land development proposals of regional significance.

Pottstown Metropolitan Region
In 2011, the Pottstown Metropolitan Regional Planning Committee initiated a region-wide
market study and fiscal impact analysis. The purpose of the study was to develop an action plan to
maximize the region’s economic growth potential, thereby stabilizing a tax base currently under
stress. With funding from Montgomery County, the eight participating municipalities, and the
Delaware Valley Regional Planning Commission (DVRPC), the regional planning committee
retained TischlerBise to lead this effort. Work began in June with the consultant team interviewing
local business leaders to determine their needs, wants, likes, and dislikes. They also began an analysis
of the region’s physical attributes, such as sewer and water capacity, road and rail networks, and
available land for development. Their analysis revealed that the region has much to offer the local
and greater business community. The market study, completed in autumn 2011, proposes a number
of strategies for retaining and expanding local businesses along with specific strategies for attracting
new business to the area. The study, in conjunction with the municipal fiscal impact analysis, will
be combined into a single unified region-wide economic development action plan that itself will be
incorporated into the region’s comprehensive plan.
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In 2011, the regional planning committee reviewed two developments of regional significance: one
in North Coventry Township for a medical office complex and a shopping center proposal in Lower
Pottsgrove Township. Three zoning map changes were reviewed for general consistency with the
plan: one in Douglass Township for an age-restricted development, one in Upper Pottsgrove for a
billboard, and one in Pottstown to correct a previous inconsistency. All were found to be generally
consistent with the adopted plan.
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assisting our communities
The Montgomery County Community
Planning Assistance Program is specifically
designed to help municipalities prepare the
studies, plans, and ordinances needed to manage
development, redevelopment, and economic
development. For the 17 townships, 10
boroughs, and 1 municipality under contract
for planning assistance, our staff worked on
3 comprehensive plans, 6 full zoning code
updates and 5 selective updates, 2 subdivision
and land development ordinance updates, 3
open space and recreation plans, 6 economic
development and revitalization plans, and 2
municipal sustainability plans during 2011.
This is in addition to the various small-scale,
time-sensitive projects that surface periodically
in every community.
In our program, the majority of our time
is devoted to the primary work of the

contract. For Douglass Township and Red
Hill Borough, that involved writing their very
first revitalization plan. The Municipality of
Norristown and West Pottsgrove Township
received completely new subdivision and

land development ordinances, and an entirely
new zoning code was completed for Upper
Moreland. Marlborough Township and
Schwenksville Borough are reviewing new
historic preservation ordinances, and we are
drafting a greenway preservation plan for
Upper Salford Township.
Two of the more interesting projects we
are working on are sustainability plans for
Cheltenham Township and Collegeville
Borough. The sustainability plans will
provide an implementation roadmap for
the municipalities to maximize their energy
efficiency; better manage waste; promote better
building, land development, and transportation;
and improve their ecologies and economies.
In addition to primary contract work, we
also anticipate and conduct short-term,
demand-responsive planning work under the
Flexible Assistance
portion of the
contract. A few
examples of work
completed under
Flexible Assistance
this year include:
researching and
drafting digital
sign ordinance
language, writing
a new municipal
lighting ordinance,
producing a
promotional
brochure for a
borough Main
Street, researching
methods for
regulating the
use of all-terrain
vehicles (ATVs), and even writing a zoning
ordinance for the use and operation
of outdoor wood-burning stoves. For
information on this program, contact John
Cover at 610.278.3741.

unicipal zoning updates
m
Upper Moreland Township
In 2011, Upper Moreland Township updated its zoning code under the community planning
assistance program. The update incorporates many ideas and concepts that have emerged in the
field of planning and includes a variety of tools, such as a riparian corridor conservation district,
planning for new sign technology, increased use of an incentive system to encourage adoption
of urban design or green building standards, and a strategy for encouraging compatible infill and
building expansions in residential areas. Like form-based zoning, the new zoning code was shaped
by the principle that zoning should be as flexible as possible with regard to land uses permitted in
an area. However, adequate controls were enacted to prevent incompatible land uses and to ensure
the township’s planning goals are met.
Upper Moreland’s new zoning was designed to be make it easier for the public to understand
how uses are regulated. The addition of a use regulation section and a use-by-district matrix was
intended to provide better organization and clarity. The end result was a product that should be
both more comprehensive in the planning and land use issues it addresses while making it simpler
for readers to navigate.

Lansdale Borough
Following on a full update of the residential zoning in Lansdale Borough in 2010, the borough
is also updating other sections of its zoning ordinance under our planning assistance program.
Supported by the 2006 Lansdale comprehensive plan, the goal is to improve and simplify the
nonresidential districts and remove barriers for revitalization in Lansdale.
In 2011, the Downtown Business Overlay District was revised to be a mapped district by removing
the underlying districts and clarifying the standards. The new downtown district expands the
boundaries of the existing district and provides downtown properties with a set of standards
appropriate for a town center on the brink of revitalization. Changes include revising and
simplifying the list of permitted, conditional, and prohibited uses and their definitions; updating
the dimensional and design standards; overhauling the height incentive; and improving parking
requirements. Design review standards adopted in 2009 will be reviewed and revised if necessary.

Lansdale Borough
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Lansdale continues to see progress from this zoning work. A 28-unit townhome project is
under construction after getting approved under the new residential zoning. At least three other
residential projects are on the horizon. Additionally, the borough has seen heightened interest in the
downtown, including the recent developer selection for the redevelopment of the Madison Parking
Lot. This significant project will likely be the first test of Lansdale’s revised downtown district.

first-time municipal revitalization plans

The Montgomery County Community Revitalization Program has been funding successful
improvement projects throughout the county for a number of years, but there are several eligible
communities who have just begun to take advantage of the program. Two municipalities
recently completed their first revitalization plans under our planning assistance program. Because
implementation funding is more limited now than it was earlier in the program, communities
have refocused their priorities to invest in less-costly (but still high-impact) projects, such as façade
enhancements, signage programs, business recruitment, and design guidelines, while still laying the
groundwork for future large projects such as streetscaping and major redevelopments.

Red Hill Borough
The southernmost of the three boroughs in
the center of the Upper Perkiomen Valley, Red
Hill Borough is one of the county’s smallest
communities, both in land area and population.

final recommendations as well as two public
meetings. Adopted in May 2011, the plan
was completed in less than a year. Red Hill’s
priority project is streetscape improvements
to unify borough resources along 4th Street
from the new borough hall and the flagship
Red Hill Park in the west to the new Red
Hill Fire Company in the east. This includes
creating a focal point at 4th and Main
Streets (Route 29). In addition to these
streetscape improvements, other goals include
a signage program, property maintenance and
improvement, business support, improved
pedestrian mobility, parking improvements,
traffic-calming, and security cameras.

Douglass Township
Red hill Borough
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While primarily a residential community, the
borough also houses some commercial and
industrial uses as well as valued public open
space and views of the county’s Green Lane
Park. Route 29, a major arterial, serves as
the borough’s Main Street, connecting it to
East Greenville and Pennsburg. The impetus
for creating the borough’s first community
revitalization plan was to improve the aesthetics
and pedestrian accessibility of the borough.
By making visible investments to Red Hill,
borough leaders hope to inspire landowners to
invest in their properties.
Red Hill’s revitalization task force consisted
primarily of residents as well as representatives
from local religious institutions, National
Penn Bank, and the Upper Perkiomen Valley
Chamber of Commerce. The planning
process included monthly meetings with the
task force to establish goals, objectives, and

Douglass Township is a largely rural community
in the far western end of Montgomery
County. Truly a model of good growth
management, the township’s developed areas
are almost completely contained within the
village of Gilbertsville, while the rest of the
municipality is a well-preserved expanse
of working farms, historic homesteads, and
pristine woodlands. Though Gilbertsville
has seen rapid growth, its Main Street—East
Philadelphia Avenue—has struggled with a lack
of cohesive character, proliferation of rental
housing conversions, and increasing traffic
issues. In 2007 it was determined that a small
portion of Gilbertsville’s traditional core Main
Street area is eligible for revitalization funding.
The township subsequently commissioned
the 2012 economic revitalization plan with
the primary goal of improving the entire East
Philadelphia Avenue corridor. The plan was
approved by the municipality in November

2011. Douglass Township will begin
implementing its revitalization plan in 2012
with a property enhancement grant program
to fund façade improvements, commercial
conversions, signage, and landscaping along
East Philadelphia Avenue, in accordance
with a design guideline manual that will set
a consistent vision for the corridor. The
highest priority, and longest-term project, will

be the comprehensive improvement of East
Philadelphia Avenue from Swamp Pike to
the Boyertown line, including traffic studies,
intersection improvements, light timing,
sidewalk widening, and complete streetscaping.
In addition to corridor improvements,
the plan also identifies redevelopment site
opportunities and identifies retail gaps to help
guide business recruitment.

rockledge revitalization plan

In 2011, Rockledge Borough, in partnership with the Montgomery County Planning Commission,
completed a preliminary draft of its new revitalization plan. The new plan proposes projects and
strategies to improve the look and feel of the borough’s commercial district along Huntingdon Pike.
The new plan builds upon the successes of the former revitalization plan and the work completed
in previous years. With support from the Montgomery County Community Revitalization
Program, Rockledge completed a three-phased project that reconstructed sidewalks, installed street
trees and street lights, constructed landscape medians and textured crosswalks, and installed a new
traffic light. Traffic patterns on Huntingdon Pike were changed to provide additional on-street
parking in some locations as well.
A large component of the plan involves
assisting businesses directly with marketing
strategies. Supported by regional research
and input from key stakeholders, the plan
recommends developing a recruitment and
retention strategy for Rockledge’s commercial
area. The plan proposes to cooperate with
the Fox Chase Business Association and
other local stakeholders to further develop
these ideas. With the streetscape work
mostly completed, the borough is refocusing
on other priorities to bolster downtown
businesses and the redevelopment of vacant
and underutilized properties.
The new plan also recommends minor
refinements to the streetscape and methods of direct assistance to borough businesses. Changes to
the downtown zoning regulations were also recommended to improve building designs, landscapes,
and parking areas. The borough recently enacted a new sign ordinance to reduce the amount of
visual clutter on Huntingdon Pike. To help business owners understand the new recommendations
and proposed changes to the code, the plan recommends the development and distribution of
illustrated design guidelines. The plan recognizes that with the streetscape project completed, most
of the physical improvements to come will take place on privately owned land. As businesses and
landowners change, so to will the look and feel of the downtown area.
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borough receives award for
souderton
historic downtown revitalization
Souderton Borough received a state planning excellence award for its work in revitalizing its
historic Main Street area. The award was presented by the Pennsylvania Chapter of the American
Planning Association at its annual conference in October. The award recognizes all of the
borough’s efforts to transform its historic
Main Street area into a thriving destination
that is attracting both new businesses and
visitors. This transformation began with a
revitalization plan prepared by Kise Straw
and Kolodner for Souderton and Telford
Boroughs in 2001 under the guidelines
of the Montgomery County Community
Revitalization Program and with partial
funding from the county. The plan was
implemented by the boroughs in partnership
with Souderton-Telford Main Streets, an
organization created in accordance with
revitalization plan recommendations. Public
and private initiatives included a renovated
home for the Montgomery Theater, two
revitalized mill buildings with vibrant new
businesses, new parking facilities, a new central public plaza, and a reinvigorated streetscape with
new street furniture, landscaping, and artwork. Public improvement projects were funded by the
borough, the county revitalization program, and other grant sources.
Through solid planning, prudent public investments, and cooperation with the private sector, the
following important changes have occurred in the Main Street area of Souderton:
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•

The Village Centre Properties (VCP)
building, a rehabilitated 1889 mill building,
provides flexible office space and meeting
space to service small businesses at 121
North Main Street.

•

Allebach Advertising and Main Street Java
are now housed next door in a turn-of-thelast-century renovated mill building at 117
North Main Street.

•

The reconfigured parking lots, accessible
behind 121 Main Street, are now
interconnected—which improves circulation around Main Street.

•

The new streetscaping efforts established improved sidewalks, curbing, and lighting along Main
Street. The first phase was completed in 2007 and the second phase is under way.

•
•

The Montgomery Theater renovations establish an important downtown cultural asset.
A newly developed plaza with public art, which is attached to a parking lot on Main Street,
provides a focal point in the center of town.

Taken as a whole, these improvements have reshaped the center of town while maintaining its
historical context. Souderton Borough is working to address other areas of the town through
various redevelopment strategies to build upon the momentum established along Main Street.

creative montco — strengthening arts and culture
When people think of Montgomery County,
they may not automatically think about
arts and culture. Instead, they may imagine
pharmaceutical complexes, malls, office parks,
and highways. Yet, Montgomery County
has a wide array of important historic sites,
well-stocked libraries, and popular music and
theater venues. These “undiscovered” places,
along with the overall creative economy, are
the focus of a new planning effort in the
county—Creative MontCo.

Creative MontCo is a civic initiative aimed
at shaping the cultural and economic future
of communities throughout Montgomery
County. It is being guided by a steering
committee of community leaders from the
business, government, education, cultural,
and philanthropic sectors. Commission staff
are included as members of the committee,
providing technical expertise. Creative Montco
will both generate a comprehensive plan
and begin implementation of that plan. The
initiative is targeted at all of Montgomery
County and its 62 boroughs and townships.
All residents and workers and diverse public
and private sectors of the community are
encouraged to participate. The overall effort
is funded by sponsors, including a major grant
from the William Penn Foundation. Planning
services are provided by a consulting team.
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Creative MontCo’s goals include economic
growth and new jobs through development of
creative businesses, enhanced cultural tourism,
and revitalization projects. Other economic
goals are attracting and retaining businesses and
workers through an enhanced business climate
and persuasive quality of life. Creative MontCo
also aims to strengthen the arts and cultural
community and opportunities for artists and
other creative types. In the educational realm,
Creative MontCo seeks to improve student
and adult opportunities for lifelong learning.
In the community, the aim is to build greater
pride and quality of life through enhanced local
identity and cultural offerings. Fact-finding
and community engagement for the plan have
already begun, and the plan is expected to be
completed during summer 2012. If you
would like to get involved or learn more,
visit www.creativemontco.org.

hazard mitigation plan update
An update of the 2007 Montgomery
County hazard mitigation plan will be
completed in 2012. This five-year plan
update is being done in accordance with the
federal Disaster Mitigation Act of 2000. The
update will identify mitigation measures to
reduce the county’s vulnerability to future
hazards. Adoption of the plan by local
townships and boroughs is a requirement for
future disaster funds provided by the federal
government. All 62 municipalities in the
county adopted the 2007 plan.
The plan update is based upon a review
of the county’s overall vulnerability to
various types of natural- and human-based
hazards. In the 2007 plan, flooding was
identified as the most significant natural
threat to the county as a whole. With
the recent flood disasters occurring since
that plan, flooding will remain the most
significant natural disaster. Other types of
hazards that the county may be vulnerable
to include drought, winter storms, severe
wind, subsidence, radon, dam failure, urban
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fire, radiological incidents, power outage, and
terrorism. Measures to reduce these hazards,
particularly flooding, will be examined in the
plan. Some measures that will be reviewed
in the plan include public education, warning
systems, drainage system maintenance, land
use controls, stormwater management,
acquisition and relocation, retrofitting,
floodplain management, flood control
structures, and natural resource protection.
Work on the plan is being funded, in part,
through a $50,000 Hazard Mitigation Grant
administered by the Pennsylvania Emergency
Management Agency (PEMA).
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ransportation Improvements

projects — progress and completion
transportation
202 Parkway
Work on the Route 202 Parkway continued in 2011. A small portion of the finished parkway is
open to traffic between Route 309 and Horsham Road and Costco Drive/Terrace Way. This will
provide access to and from General Hancock Boulevard as well as the adjacent commercial and
residential areas. Between Welsh Road and Route 309 (Bethlehem Pike) all lane markings and
traffic signs, the shared-use path and trailhead parking area, the ramp to and from Route 309, and
all traffic signals are in place. Both Knapp Road and Route 309 (Bethlehem Pike) were widened
at the parkway; however, construction barriers will remain until the parkway opens to traffic in
autumn 2012. As part of this project, widening of Horsham Road to four lanes and a center turn
lane between North Wales Road and Stump Road is now finished.

309 Connector

202 Parkway

Work continues on the
first phase of the 309
Connector Project. In
September, work began
on the reconstruction
of a 200-foot-long
stretch of Allentown
Road between Wambold
Road and Mininger
Road in Franconia and
Hatfield Townships. This
work will complement
the newly completed
section of Sumneytown
309 Connector Project
Pike around Mainland
Village, which runs between Old Forty Foot Road and Freed Road. Wambold Road has
also been rebuilt from Sumneytown Pike to Allentown Road. Both this new section of
Sumneytown Pike and the reconstructed Wambold Road will feature 11-foot travel lanes and
shoulders between 5 and 8 feet wide. The
$22,941,595 project is being financed with
80 percent federal and 20 percent state funds.
Construction on Phase 1 is scheduled to be
completed in 2012.

Schuylkill Expressway –
Norristown/King of Prussia
Interchange
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A reconfigured interchange with Henderson
Road and the Schuylkill Expressway (I-76) was
completed in November with the opening of a
new off-ramp from the westbound expressway

onto South Gulph and South Henderson Roads in Upper Merion Township. The interchange
project was designed to relieve congestion in the Gulph Mills area. An on-ramp to westbound I-76
opened in May. The new interchange, labeled “King of Prussia” and “Norristown” on road signs
along the Schuylkill Expressway, provides an
alternative access point to either location.
The $10.5 million project was paid for with
federal stimulus money. In addition to the
new ramps, South Gulph Road and South
Henderson Road were also widened, and
sound walls were installed along the ramps.

North Wales and
Morris Road Intersection

North Wales and Morris
Road Intersection

The realignment of North Wales Road
and Morris Road was completed in 2011
and reopened to traffic in November.
Construction on the $1.79 million project
began in March to create a new four-way
signalized intersection. The project,
located in Worcester Township on the
border with Upper Gwynedd and Whitpain Townships, included repaving of the intersection
and its approaches, widening for new right- and left-turn lanes, improved drainage, pavement
marking, and new signage.

Pennsylvania Avenue at Camp Hill Road Intersection
PennDOT reopened Camp Hill Road in late November after closing it to traffic between Walnut
Avenue in Springfield Township and Dreshertown Road in Upper Dublin Township to realign
the intersection with Pennsylvania Avenue. The realigned, widened intersection will now provide
commuters with left- and right-turn-only lanes on Camp Hill Road and a straight shot into
Upper Dublin Township.

Royersford/Spring City Bridge – Royersford Borough
The bridge connecting Royersford Borough and Spring City, Chester County was repaired and
restored in 2011 after the discovery of extensive damage to the bridge deck. PennDOT’s work on
the bridge, which was completed in under six weeks, has extended the life of the bridge 25 years.
In addition, the improved condition of the bridge has enabled the removal of a 15-ton weight limit.
Repairs were completed more than three weeks ahead of schedule, in time for the beginning of the
school year in the Spring-Ford School District.

High Street Bridge over the Manatawny Creek – Pottstown Borough
A new bridge carrying High Street over the Manatawny Creek reopened to traffic on December 16,
five months ahead of schedule. The new $2.9 million two-span concrete bridge will carry more than
10,000 cars a day.

Conshohocken Road Bridge – Plymouth Township
Two bridges that carry Conshohocken Road over industrial railroad tracks were reopened to traffic
in April after a two-year closure. The project was completed five weeks ahead of schedule.
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lafayette street extension project progresses

The planning commission made significant progress in 2011 to move the Lafayette Street Extension
Project closer to reality. The commission spent the year working on three major tasks. The first task
was to substantially complete the final design for the first two phases of the project. The county’s
engineering consultant, McCormick Taylor, Inc., completed final plans for many project details,
such as signing, lighting, structures, and roadway design, and spent the year working with PennDOT
to address the department’s review comments. The initial phase, known as Section MGP, will
extend Lafayette Street past its current end at Ford Street all the way to Conshohocken Road and
will provide a convenient new route into Norristown for traffic coming from the I-76 Schuylkill
Expressway and I-476 Blue Route interchanges in Conshohocken. The second phase, known
as Section MGL, will improve traffic flow on nearby roads by widening Ridge Pike slightly and
aligning Diamond Avenue with Fairfield Road. This will help reduce traffic congestion in the area
near the new extended Lafayette Street.
The second task was to acquire much of the necessary right-of-way needed for the project. After
the county transferred all right-of-way responsibilities to the Montgomery County Transportation
Authority (MCTA), the MCTA undertook dozens of appraisals and made offers to all property
owners in the first and second phases. By the end of 2011, the authority acquired 5 of the 6
properties or portions of property necessary for the first
phase and 13 of the 26 needed for the second phase.
The third task was to work with Delaware Valley
Regional Planning Commission (DVRPC) and
Pennsylvania Department of Transportation (PennDOT)
to secure funding for all three phases in the region’s
Transportation Improvement Program between now
and 2016. The first phase (MGP) is slated to begin
construction in early 2013, with the second (MGL)
and third (MGN) phases starting in 2014 and 2015,
respectively. For the latest news and details, visit the
project’s Web site at www.lafayettestreetproject.com.
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evitalization

2011

ten years of progress for revitalization program

Montgomery
County
community
Revitalization
Board

Kenneth E. Davis

Since 2000, Montgomery County’s
revitalization program has strengthened and
stabilized our county’s older communities
by providing planning and implementation
grants. The program has made these places
more viable, livable, and attractive places to
live, work, and visit through seed money that
has encouraged investment by homeowners,
businesspeople, and developers.

In 2011, the county revitalization board
conducted a ten-year review of the program to
see if the money has made a difference. The
review found that:

•

Many communities have seen new
business activity. Three areas had the
most dramatic improvements in their
commercial areas—Ambler, Narberth,
and West Marshall Street in Norristown.

•

The image and vibrancy in most of the
revitalization communities has improved
significantly, primarily through two
techniques—support of arts and culture
facilities and streetscaping.

•

Revitalization now plays a prominent
role in local government actions.
Communities have revitalization plans,
infrastructure projects, and development
proposals on their everyday agendas.

•

There have also been significant
improvements in housing, safety, and
recreational activities.

•

Compared to the 1990s, the revitalization
communities improved in many areas,
including housing units built, nonresidential
square footage built, housing prices,
population change, crime, and welfare
recipients. They did not do as well on
income change.

•

Compared to county trends in the 1990s
and 2000s, the revitalization communities
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did better than the county in housing units
proposed, housing units built, and housing
prices. Other trends were more or less static
compared to the county.

•

Although population growth was not as
strong as the county as a whole, at 2.6
percent it was the largest gain in decades,
reversing actual declines in the 1970s
and 1980s. It also outpaced population
growth of 0.1 percent in urban areas of
Bucks, Chester, and Delaware Counties,
taken as a whole.

The revitalization program cannot take
credit for all these improvements, but it
is an important factor. Developers and
businesspeople notice when communities want
to improve. For example, in East Greenville,
a businessperson bought an old movie theater
expected to be demolished after seeing the

borough fix up its downtown with new
streetscaping. In Souderton, property owners
rehabilitated old mill buildings after the
borough supported the expansion of a theater
and installed streetscaping. In Narberth, new
businesses flocked to the downtown after better
parking and streetscaping were installed.
The revitalization program has accomplished
many of its goals, but has it had a positive
economic impact? Although this question
cannot be answered directly, two different
analyses give a perspective on the economic
impact. During the last decade, housing
values in the revitalization boroughs
increased by 81.6 percent, while housing
values across the county only increased
63 percent. This is an 18.6 point “bonus.”
Applying this bonus value to all the
residential property in the revitalization
boroughs yields more than a $1.1 billion
increase in housing values above and beyond
what the county as a whole increased.
Using a commonly used economic
multiplier of 1.5, the $31,000,000 invested
by the county and $29,000,000 of matching
funds yield a total economic value of
$90,000,000—approximately three times the
county investment. The review, available at
www.planning.montcopa.org/Revitalization,
summarizes this data and includes an appendix
listing all of the county-funded revitalization
projects by municipality.
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reservation/Trails & Greenways

Montgomery
County
Open Space
Board
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Bruce D. Reed
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Mark J.Vasoli

continuing montgomery county’s open space legacy
For nearly 20 years, Montgomery County has been a nationally recognized leader in preserving
land and creating regional trails. In 1993, grass roots interest in protecting open space led to a
Montgomery County Commissioners’ ordinance providing up to $100 Million for ten years
of county trail and open space projects and for open space grants to municipalities and eligible
nonprofit land conservation organizations. A five-member open space board was also created
in 1993 to provide an ongoing review of program priorities and to make recommendations for
approval of program funds. Our commission staff assists the open space board.

The widespread participation in this first ten-year program resulted in countywide voter support
for the 2003 Green Fields/Green Towns referendum, which authorized the county commissioners
to borrow up to $150 Million for specific categories of open space projects. Guidelines for funding
municipal acquisitions, open space plans, park development, trails, and private nonprofit acquisitions
were adopted by the county commissioners in December 2003.
Both open space programs have resulted in a more thoughtful approach to land use in Montgomery
County. Municipal open space plans and plan updates funded in all 62 county municipalities have
been a catalyst for a more collaborative regional planning approach to guiding growth, protecting
natural resources, revitalizing communities, and sustaining unique local landscape character.
Since 1993, total municipal parkland has doubled in size, and the amount of private conservation
land is three times larger. Many municipal parks were also improved through county funding
assistance, making them more safe and attractive for area residents. The county trail system has
grown tremendously both in size and popularity. Over 53 miles of multipurpose trails have been
built by the county and municipalities using county funds. The county has been able to expand
existing parks and heritage area sites through several key property acquisitions. Some capital
improvements in existing county parks have been funded through the open space program. The
Schuylkill River Greenway is the new county opportunity currently being examined by the

open space board. Opportunities to provide increased access to the river and trails along the
river are being assessed.
Despite challenging economic conditions, key Green Fields/Green Towns Program-funded
projects were completed in 2011. Most of the municipal projects were trail developments. In
October, Lower Merion Township opened up the spectacular 2.5-mile Cynwyd Heritage
Trail, which connects the Manayunk Bridge with the Cynwyd Station. Design work is now
proceeding to develop the trail across the Manayunk Bridge to connect to the Schuylkill River
Trail. Lower Gwynedd Township,
Horsham Township, and Upper Dublin
Township all completed important
sections of their municipal trail systems
with county grant funding. Collegeville
Borough acquired and developed a small
property as a park on Main Street along
the Perkiomen Trail. This is an important
park since it provides access and needed
parking for the popular Perkiomen
Trail. Hatfield Township used county
grant funds to acquire the 10-acre Kratz
Property, which expands the township’s
greenway along the Neshaminy Creek.

two new members appointed to open space board
Bruce D. Reed and Mark J.Vasoli were appointed to the open space Board by the Montgomery
County Commissioners on July 7, 2011. Both new appointees bring unique skills and experience
to the open space board to advise the commissioners in managing the Green Fields/Green Towns
Program. They are familiar with the program and have been able to hit the ground running.

Bruce Reed, an attorney from Lower Merion Township, serves as assistant general council to
the Berwind Corporation. He is a former member of the Lower Merion Township Board of
Commissioners and Planning Commission. Bruce has an extensive background and passion for
history and has been a very active member of the Lower Merion Historic Society for many years.
As both a member of the Lower Merion Board of Commissioners and Historical Society, Bruce was
a leader in the effort to develop the newly opened Cynwyd Heritage Trail.
Mark Vasoli is also an attorney. In addition to his private law practice, Mark provides a variety
of municipal management consulting services for area townships and boroughs. Mark served as
a council member in Hatboro Township. He devotes many of his evenings to teaching planning
courses for local officials in Montgomery County and throughout Southeastern Pennsylvania.
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chester valley trail extension gains momentum

The Chester Valley Trail Extension project gained momentum in 2011 with the key acquisition of
land in Upper Merion Township and Bridgeport Borough. A 2-mile rail corridor, owned by East
Penn Railroad, was the critical trail link of the proposed alignment of the Chester Valley Trail to the
Schuylkill River Trail in Norristown.
Our commission and the county parks and heritage services department successfully negotiated
a unique settlement utilizing the National Trails Act railbanking procedures. Railbanking allows
a government body to preserve a rail corridor for interim trail use. Essentially, this action allows
trail use of a defunct rail line without formally completing the abandonment process. All of the
acquisition costs were funded by federal and state grants obtained by the county.
Currently, a 1-mile section of the Chester Valley Trail Extension, including the bridge crossing
over the Schuylkill Expressway, is open between South Gulph Road and South Warner Road
in the King of Prussia area. Chester County will construct the regional trail from Route 29 in
Malvern to the underpass connection at South Warner Road in Montgomery County. With the
East Penn acquisition, nearly the entire 19-mile regional trail corridor, spanning two counties and
numerous municipalities, has been secured and can be completed. The Chester Valley Trail’s physical
connection to the Schuylkill River Trail, Bridgeport Borough, and Upper Merion Township
will create an integrated trail system that promotes the county’s ultimate goals of alternative
transportation connectivity and recreation throughout the region.
In 2012, Montgomery County intends to construct a portion of the Chester Valley Trail along a
portion of the East Penn Railroad corridor from Bridgeport to Route 202. This project will be
funded by a Delaware Valley Regional Planning Commission grant obtained in 2011.
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schuylkill river greenway

Our planning commission is working with
the parks and heritage services department
to enhance the 42-mile Schuylkill River
Greenway by expanding active and passive
recreation opportunities, preserving historic
properties, protecting water quality and natural
spaces, and revitalizing adjoining communities
and businesses. In the establishment of the
Schuylkill River Greenway, the county intends
to expand and improve the user experience
and increase the awareness of county residents,
workers, and visitors about the river and
surrounding area. Through a coordinated effort
and working with various stakeholders, the
county will make the greenway a significant
asset to the county, adding to quality of life and
business vitality.
In 2011, the county
played a key role
in several exciting
events held along
the river. More
events are planned
for 2012. The
parks and heritage
services department
is currently exploring
business partnerships
with individual vendors who could provide
various types of rental and refreshment
services to visitors along the river.
The county continues to work with the City
of Philadelphia, Manayunk Development
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Corporation, and Lower Merion Township
in the development of an important trail
connection and exciting public space along the
Manayunk Bridge. With the recent opening of
the Cynwyd Heritage Trail and efforts being
undertaken by the City of Philadelphia and
the Manayunk Development Corporation to
connect the bridge to the remainder of the
Schuylkill River Trail, this project will have a
huge impact on recreation along the river.
On December 14, the Pennsylvania
Department of Conservation and Natural
Resources awarded Montgomery County four
significant open space grants to be used to
expand facilities along the river. Grant funding
for a portion of the acquisition of the 2.5-mile
Chester Valley rail spur from Bridgeport to
King of Prussia will enable the development of
the Chester Valley Trail, eventually connecting
the Schuylkill River with Downingtown.
Grant funds were also awarded for two different
sections of the Schuylkill River Trail in Mont
Clare and Pottstown. In Mont Clare, the
county is proposing to rehabilitate the tow
path trail as part of the Schuylkill Trail. The
Pottstown section of the Schuylkill River Trail
funded by the state includes about 1 mile of
on- and off-road facilities that would be built
from the Lower Pottsgrove Township border
to South Washington Street. The fourth grant
funded will be used to upgrade and expand
riverfront facilities at the Upper Schuylkill
Valley Park.

farmland preservation

2011

The Montgomery County farmland
preservation program has been active since
1990. Farmland preservation was created
as a statewide program, managed county by
county, in which the farm owner sells an
agricultural easement but keeps the land.
The farmland then can only be used for
production agriculture.

MONTGOMERY
COUNTY
AGRICULTURAL
LAND
PRESERVATION
BOARD

Jonathan E. Rinde, Esq.
Chair

Harris Mosher
Vice Chair

Robert A. Ayerle
John Corkum
Keith Freed
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By the end of 2011, the county had a total
of 140 preserved farms on 8,379 acres, with
more applicant farms still eligible for future
preservation. The six new farms submitted
in 2011 for final preservation are located in
Franconia, Upper Hanover, Douglass, and
Lower Salford Townships.
The applicant pool for 2011 had four new
farms totaling 172 acres. They were added to
the waiting list of 37 other farms, for a total
of 41 active applicants on 1,456 acres in 2011.
Eight were selected for appraisal. Six of the

eight chose to continue and are eligible to
finalize their preservation in 2012.
Farmland preservation continues to receive
wide support from the community and
from farm owners. We continue to accept
applications from additional farm owners
interested in saving their farms. The
preservation of farmland and of farming are
important for the economy, environment, and
local food availability in Montgomery County.
It contributes to a better quality of life for
all citizens in the area. Visit www.planning.
montcopa.org/FarmlandPreservationProgram
or contact Elizabeth Emlen at 610.278.3754
for more information on the farmland
preservation program.
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2011

xcellence

Montgomery
Award
Winners

Four exceptional projects received a Montgomery Award in 2011. 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. Visit www.planning.montcopa.org/
MontgomeryAwards to learn more about our 2011 winners and our awards program. You can
also search our awards database for previous winners.
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land development

Paul Meyer, Morris Arboretum

Horticulture Center of the Morris Arboretum
of the University of Pennsylvania Phase 1
Phase 1 of the Horticulture Center of the
Morris Arboretum, in Springfield Township,
earned a 2011 Land Development Award for
its innovative site planning, energy-efficient
building design, and sustainable design
features. The horticulture center, located on
the arboretum’s Bloomfield Farm, contains
the maintenance and administrative functions
for the arboretum. The new buildings are
placed to preserve the surrounding open space
and enhance the agricultural heritage of the
site. The office building is made of natural
materials, and the garages are designed to
resemble farm structures.
The project achieved Platinum Level
Leadership in Energy and Environmental
Design (LEED) Certification in 2011, the
highest rating of the U.S. Green Building
Council. Sustainable and green design features
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include green roofs on two of the garages.
Multiple cisterns store excess rainwater for
irrigation and lavatory use. Rain gardens,
planted with native plant species, manage
stormwater. The landscaping features native
trees, shrubs, and meadow plantings. The
center is powered without the use of any
fossil fuels. A high-efficiency geothermal
heating and cooling system, coupled with a
high-performance building envelope, reduces
energy use by over 40 percent. Solar panels
and a solar water heater further reduce energy
needs. Careful selection of carpets, paints, and
furniture creates a healthier work environment.
More than 20 percent of the building materials
used came from within a 500-mile radius, and
recycled content made up 20 percent by cost
of the materials used. More than 75 percent of
construction waste was diverted from landfills.

land development
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SKF USA Inc. Corporate Headquarters
The SKF USA Inc. Corporate Headquarters,
in Towamencin Township, received a 2011
Land Development Award for a successful
redevelopment project that incorporates
sustainable building design and environmental
features. SKF and Philadelphia Suburban
Development Corporation (PSDC)
collaborated to transform the former Penn
Reels manufacturing facility into a new
environmentally sustainable and energyefficient office building. The project involved
the reuse and renovation of an existing
manufacturing facility and the construction
of a new office building. A glass atrium
connects and blends the new building with
the renovated facility. Environmental site
features include naturalized detention basins
and rain gardens—all landscaped with native
plants. Large areas of the site were left in
natural meadows, providing wildlife habitat.
Pedestrian amenities include a 10-foot-wide
multiuse trail along Forty Foot Road.
In 2010, the SKF USA Inc. headquarters
was awarded Platinum Level Leadership in
Energy and Environmental Design (LEED)
Certification for Commercial Interiors. This
is the highest LEED rating, and the SKF

headquarters was the first commercial building
to achieve this in Pennsylvania. Sustainable
building practices include the installation
of a geothermal heating and cooling system
that saves over 30 percent more energy
than a typical system. High-efficiency
lighting, automatic daylight controls, cool
roof technology, and Energy Star equipment
further reduce electrical demand. Forest
Stewardship Council–certified flooring and
doors, low-emitting Greenguard™ refurbished
furniture, and carpeting improve indoor air
quality. Water-efficient fixtures use 44 percent
less water. SKF received a Pennsylvania Solar
Energy Program grant to install rooftop solar
panels to further reduce the building’s energy
footprint. During construction, more than 93
percent of waste materials were diverted away
from landfills.
The partnership between SKF and PSDC
has resulted in an attractive office building
that is on the cutting edge of environmental
design and energy efficiency. This exceptional
redevelopment project is a leading example
of green building techniques and is a valuable
community asset.

revitalization

East Greenville Borough Streetscape Enhancement
and Grand Theater Restoration
The East Greenville Borough Streetscape
Enhancement and Grand Theater Restoration
received a 2011 Revitalization Award for the
successful transformation of the Grand Theater
into an outstanding asset in East Greenville
and for the borough’s excellent streetscape
enhancement project, which has been integral
in attracting new businesses and visitors.
These projects add much vibrancy to the
downtown, and the impact on the borough
is quite visible. The 350-seat theater was
purchased in August 2004. Extensive
renovations took place over an 11-month
period, and the theater reopened to the public
in July 2005. A theater organ was installed in
2006. The theater now attracts about 30,000
patrons a year. New businesses have been
drawn to the borough because of the vitality
brought to the town by the movie theater. The
borough’s streetscape enhancement program
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has beautified the downtown and has attracted
new businesses and visitors. This effort is still
ongoing, and the new street trees, lampposts,
street furniture, and sidewalks complement the
downtown atmosphere. These changes help
residents and first-time visitors feel welcome in
the borough, support existing businesses, and
attract new investors looking to establish a new
presence in the borough.
The borough’s streetscape project and the
Grand Theater restoration provide an excellent
example of how vision, collaboration, and
commitment can bring real change to a
community. The borough has created an
attractive and pedestrian-friendly downtown,
and the theater has provided an outstanding
focal point in the community. Both of these
enhancements promote the borough as a real
destination for the Upper Perkiomen Valley.

revitalization

North Wales Library Relocation and Expansion
The North Wales Library Relocation and
Expansion received a 2011 Revitalization
Award for the successful rehabilitation of
the former Koaxis, Inc. factory into a new
9,750-square-foot community library in the
heart of the borough, serving the residents
of North Wales and beyond. Prompted by
the library outgrowing its home in a nearby
elementary school, the move to this nearly
1-acre site was facilitated by grants from
the Montgomery County Community
Revitalization Program, private donations,
a challenge grant from a local patron, and
numerous in-kind services.
This new library is a vibrant success. Opened
to the public since January 2010, new patron
registrations and circulation rates for library
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materials have been on the rise since day one.
The library now has over 2,000 active users
from eight nearby municipalities as well as
from outside the local area. Circulation, always
higher during the summer months, has far
outpaced year-round levels from before the
library’s move. Staffing levels also are up with
two full-time and three part-time employees as
well as dozens of volunteers. The library also
features public computers and a community
room for meetings and special events.
The library has become a new focal point
in North Wales Borough and is truly an
outstanding community asset. Visitors now
come from far and wide to patronize the
popular library, bringing along with them a
renewed interest in the borough.
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ken hughes retirement

After more than 40 years of dedicated service to Montgomery County, planning commission
Director Kenneth B. Hughes plans to retire in early 2012. Throughout his tenure at the planning
commission, Ken held numerous positions and played a key role in many important projects that
have shaped Montgomery County. After working in Rhode Island, he began his employment with
Montgomery County on March 1, 1971 as a community planner. As a community planner, senior
planner, and then chief of the site and design planning section for the county, Ken became familiar
with every square inch of the county, performing hundreds of land development and subdivision
reviews each year and traveling to numerous municipal meetings. He was progressively promoted to
chief of the countywide and environmental planning section, associate director, and assistant director
before being named director in January 1996.
Ken was a tireless advocate for both professional planning and Montgomery County. He managed
in an easygoing manner, with an eagle eye for detail. As director, he led the development of the
2005 county comprehensive plan, the Green Fields/Green Towns
Program, four regional planning areas, a countywide Geographic
Information System, a Web site and other Internet-based
communications, and many other important projects. He advanced
key transportation issues through the Delaware Valley Regional
Planning Commission (DVRPC) and other regional forums.
In retirement, Ken will have more time to spend on the beach in
New Jersey and traveling throughout the globe. He will also be
busy serving on various community and nonprofit organizations.
Ken will be remembered for years to come as a tireless leader who
advocated professional planning in everything he did.

Ken (right) early in his planning career

mcpc retirees

Two long-term staff members retired in 2011. We thank them for their years of service and wish
them both a happy and healthy retirement.
Ann Lint retired on September 16, 2011 after 25 years of service to Montgomery County. Ann
joined MCPC as a Clerk/Typist/Receptionist on June 2, 1986. She later held the positions of
Planning Technician I, Receptions OSP II,
and Planning Technician/Receptionist. In
her retirement, Ann is looking forward to
spending time with her family, especially her
grandchildren, continuing her volunteer work,
and traveling.
Baha Malik retired on January 7, 2011 after 13
years of service. During his tenure at MCPC,
Baha was part of the county planning section
and later joined the administration section as
a Planning Technician I/Receptionist. His
responsibilities included data collection and
analysis, public communication, sales and
service, and other administrative tasks.

brian o’leary elected pa/apa president
Brian O’Leary, chief of the MCPC county
planning section, was recently elected to serve
as president of the Pennsylvania Chapter of
the American Planning Association (PA/APA).
Brian began his two year-term in January. PA/
APA, which promotes planning, is a nonprofit,
nonpartisan organization of professional
planners and planning officials in the state. As
one of 47 chapters of the American Planning
Association and with approximately 3,000
members, PA/APA provides leadership in
the development of vital communities by
advocating excellence in community planning
through education, empowerment, partnership,
and public policy.
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Brian, who has worked for Montgomery
County since 1987, has served the PA/APA in
other ways in the past. Up until January, he was
the chairman of the PA/APA Annual Awards
Committee. He had also served as chairman
of the southeastern section for a number of
years. Brian is also a member of the American
Institute of Certified Planners.

nine staff members recognized for service to county
Nine planning commission staff members were among those honored for their service to
Montgomery County at a ceremony in October. The Montgomery County Commissioners
thanked those present for their years of dedication to the county and presented each employee with
an anniversary service pin. Ken Hughes
was presented with a 40-year service pin.
Bill Morgan and Robin McLean each
received a 30-year service pin. Drew Shaw
and Ann Lint received 25-year service
pins. Pete Pizzo and Elizabeth Emlen
received 15-year pins. Kevin Chavous and
Al Indelicato were presented with 10-year
service pins. Congratulations everyone!

Ken hughes receives his 40-year service pin

interns gain planning experience at mcpc
In 2011, we had seven exceptional student
interns, all interested in a planning career,
volunteer their time and knowledge while
gaining practical planning experience. We
sincerely thank them for their commitment to
planning and their valuable assistance to our
commission. Our 2011 interns are listed below:
Corinne Buda, a resident of Wayne, is pursuing
a B.S. degree in community and regional
planning from Temple University. She
plans to contribute to the efficient land use,
revitalization, and eco and environmentally
friendly methods of community, regional, and
urban planning as a dedicated professional.
Carly Jones, from Philadelphia, is pursuing a
Master of City Planning from the University
of Pennsylvania and plans to work as a land
preservationist or environmental planner.
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Andrew C. Kaufman, from Cheltenham, is
pursuing a B.A. in geography and planning
from West Chester University and is planning
to pursue a career in environmental GIS or
cartography.

Michael McColligan, a resident of Plumsteadville,
is seeking a degree in community and regional
planning from Temple University with the goal
of becoming a professional planner.
Kevin McConnell, from Royersford, is pursuing
a degree in community and regional planning
from Temple University. His career goal is
downtown revitalization.
Eric Phelps, a resident of Horsham, is seeking
an M.S. degree in community and regional
planning from Temple University and
plans to pursue a career as an economic
development planner.
Tiffany Williams, from Philadelphia, is
pursuing a B.A. in philosophy, politics,
and economics from the University of
Pennsylvania and plans to pursue a career in
community planning and development.

arthur f. loeben remembered

Arthur F. Loeben, Jr., the former director of the Montgomery County Planning Commission for 38
years, died on October 18, 2011 at the age of 92. During his tenure, Art played an important role
in shaping the future of our county. Art was a master planner and statesman who knew how to get
things done at all levels of government.
Some of his many accomplishments include preparing the first county comprehensive plan,
pioneering an innovate county-sponsored municipal planning assistance program, leading the
formation of the Southeastern Pennsylvania Transportation Authority (SEPTA), developing a
highly recognized county open space program, and working as a tireless advocate for numerous
transportation projects serving the Philadelphia region. Art guided many organizations, including
the Pennsylvania Planning Association for which he served as president for several years. He taught
planning and geography courses at area colleges for many years and was always a highly sought after
speaker at conferences and seminars. Though he retired from the planning commission in 1995, he
continued to serve the county and region in key nonprofit boards and appointed positions and also
remained active in various professional organizations. He generously endowed the Arthur F. Loeben
Scholarship in Community and Regional Planning for undergraduate and graduate students in the
Community and Regional Planning Program at Temple University. Throughout his life, Art spent
most of his free time traveling around the globe, bringing back his experiences to share with his
large circle of friends.
Art was truly a consummate leader, advocate, and an educator, and he serves as a model for other
professionals to emulate. He has left behind a remarkable planning legacy which will not only
benefit Montgomery County but will continue to enrich the Philadelphia region and the state
of Pennsylvania for years to come. Art will be missed for his wisdom, great stories, dedicated
professionalism, and zest for life.
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2011 planning commission staff
Director

County Planning

Kenneth B. Hughes

Brian N. O’Leary
Elizabeth Emlen

Assistant Directors

Scott France

Michael M. Stokes
Leo D. Bagley

Anne Leavitt-Gruberger

Design Planning
Administration

Holly L. Mager

William T. Morgan

Kevin J. Chavous

Ann E. Lint*

Barry W. Jeffries

Robin L. McLean
Baha Malik*
Denise A.VanBuskirk
Leslie S. Wingard

Tina M. McLay
Sean Metrick

Environmental Planning
J. Andrew Shaw
Jon A. Lesher

Communications Coordinator
Rita M. McKelvey

Graphics/Cartography
Peter Pizzo

Community Planning

Robert S. Cartier

John S. Cover

Juliana M. Guarna

James V. Ennis

Al A. Indelicato

Jean Holland
R. Eric Jarrell

William J. McLay
Anastasia Somers

Hannah R. Mazzaccaro

Open Space Planning

Michael Narcowich

David B. Clifford

Joseph V. Nixon

Beth Pilling

Matthew D. Schelly
Darlene E. Wynne

Transportation Planning
Matthew J. Edmond
Wesley B. Ratko

*Retired during 2011
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