Planning for the future
Montgomery Township is an excellent community in which to live and work and has
many opportunities to improve the quality of
life for all residents, guests, and workers.
Over time, changing conditions and new
opportunities for upgrading our standard of
living present themselves. For that reason,
an update to the 1999 Comprehensive Plan
has become desirable.
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Changes
The most significant changes and opportunities in the township recently and in the near
future are:
The 202 Parkway
A new 4-lane, semi-limited access roadway
to more directly connect through-traffic on
Route 202 around Montgomeryville.
Housing Build-Out
Under current zoning, all but a handful of
acres of residential land in the township has
been developed with housing, meaning no
more new housing is allowed to be built.
This also makes housing less affordable.
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Why Prepare a Comprehensive Plan Update?

1
2
3
4
5
6
7

A comprehensive plan provides an important foundation for
various municipal decisions
Changing needs and challenges can be addressed
Community visioning occurs during the planning process
A plan is one tool for coordinating capital improvement
investments (i.e., sewers, roads, parks)
It provides useful documentation of priorities for grant funding
Plans are a good way to promote the community image and
inform surrounding municipalities
A review is recommended by the Pennsylvania Municipalities
Planning Code every ten years

Aging Commercial Buildings
Montgomery Township was already an
important light industrial center from the
1950s to today. Many of the older buildings
need to be renewed or replaced, possibly for
additional or new uses.
Property Values
As the township was filling up with new
development in the last few decades, total
land value was increasing. Now, that
increase is continuing, but at a slower rate.
This affects revenues for the township as
well as residents and businesses trying to
keep ahead of inflation.
Vision/Mission
To address the changing conditions and
opportunities in the township, to increase
energy efficiency, and to maintain or
improve the quality of life associated with
high-value, low-density suburban housing,
some commercial areas will simply need to
be renewed, but other areas of the township
will need to become redeveloped and more
densely developed than would be expected,
creating a place that allows local residents
and workers to meet more of their needs in
the township, rather than in distant locations.
Update
This is an update to the current 1999 Montgomery Township Comprehensive Plan. All
aspects of that plan shall remain valid unless
specifically contradicted by this update
or otherwise conflicts with this update, in
which case this update shall prevail.

Sketch by Montgomery County Planning Commission

Here is one vision for revitalizing this area into a vibrant, real town center that preserves the historic school and returns it to community use; creates
public plazas, parks, and new streets with sidewalk cafes; and transforms Bethlehem Pike into a boulevard. See the inside for more information.

Historic Preservation
Five noteworthy historic preservation
cluster development plans consistent with
the recommendations in the 1999 township
comprehensive plan and implemented since
2001 are:

1

The Reserve at Knapp Farm, the cluster residential community developed
adjacent to the Montgomery Mall between
DeKalb Pike
and North
Wales Road,
which included
the permanent
preservation of
the Knapp family homestead (a
resource on the
National Register of Historic
The homestead of the Knapp Farm.
Places) where
George Washington and his aides of the
Revolutionary Army stayed while moving
from Valley Forge to Trenton.

2

Indian Lake Farm Estates, consisting of
a small cluster of twenty single-family
residential lots, preservation of a tributary of
the West Branch of the Neshaminy Creek, a
pond, and historic farm house (with historic
log portion) on a 3-acre lot situated between
Veronica Lane and Richardson Road.

3

Ashbourne Village, which provides
a center wooded village green and
the preservation of an historic farm house
situated on a large lot adjacent to Kenas
Road and County Line Road.

4
5

Bridle Path, where a handsome stone
farm house has been preserved as part
of a small subdivision along Taylor Road.
Baker Place, consisting of a small
cul-de-sac and an historic home with
period correct additions fronting along
Stump Road.
Other noteworthy examples where recent
development has retained historic resources include:

6

During the last decade, the Joseph
Ambler Inn has been a model of
preservation. The original Joseph Ambler

The historic Joseph Ambler Inn has preserved several historic buildings,
which have been adapted into high-quality hospitality facilities.

historic resources have been preserved and
other historic buildings have been moved
here from other sites. These historic
buildings are used as an upscale bed and
breakfast inn, a white-linen restaurant, and
conference and wedding facilities.

7

Village Shopping Center, situated
along the western side of Stump Road,
includes a restored historic stone colonial
residence and an historic barn, which have
been converted into a restaurant and a bank
with second floor offices.

8

Montgomery Baptist Church (founded
in 1719 and considered the earliest
church of this denomination in the Montgomery County area) and historic cemetery

Open Space

situated opposite Richardson Road along
Bethlehem Pike.

9
10

The 1838 stone arch bridge at Limekiln
Pike and Lower State Road.

Historic elements of the Steever
Manor compound have been
preserved and enhanced as part of the
“Steever Manor Professional Center” in
the far northeasterly corner of the township
along Lower State Road at its intersection
with Limekiln Pike South, adjacent to the
historic Limekiln Pike stone bridge.

The historic Steever Manor building was preserved. A complementary
addition ensures it will be well used in the future.

The Montgomery Township 2006 Open
Space Plan states that Montgomery Township has nearly 73 buildings that are over
100 years old. Recently, efforts to preserve

these historic resources have been intensified in order that significant historic buildings can be permanently preserved and
utilized for residential or office purposes.

The open space plan for Montgomery
Township is anchored by the 190-acre
Windlestrae Park, consisting of a dynamic
combination of passive and active recreation opportunities including the preservation of the tributary to the Little Neshaminy
Creek between Stump Road and Kenas
Road. East of Kenas Road is an additional
approximately 80 acres of land which are
preserved in the form of a wooded riparian
corridor including both sides of the Little
Neshaminy Creek as it flows in the direction of Horsham Township. Together, these
contiguous open space parcels create an interconnected park and recreation element of
approximately 270 acres, establishing this
park and adjoining open space components
as among the largest municipal-owned
properties in Montgomery County.
The Montgomery Township 2006 Open
Space Plan includes priority recommendations for future open space acquisitions.
Key among them are the Zehr tracts (approximately 50 acres), which are recommended for fee-simple acquisition and then
conservation of the natural areas and development of the open areas into active recreation facilities. In addition, a trail easement
is recommended across Stump Road west to
the 202 Parkway Trail, which would include
protection of
stream and riparian corridor
habitats. This
trail would ultimately link up
to Doylestown
Road via
Spring Valley
Park. The open
space plan also
highly recomThis off-road trail along DeKalb Pike
provides valuable and safe recreation
mends a trail
for many township residents.
to connect to
Horsham’s Power Line Trail and to Chestnut
Creek Park on Lower State Road. In total,
the proposed trail system extends nearly 10
miles throughout Montgomery Township.
Large wooded areas within Montgomery
Township have been permanently preserved as parkland. These include the park
behind the township building at Stump and
Horsham Roads, Montgomery Township’s
natural area along the Wissahickon Creek
in the western part of the township, and
Windlestrae Park. These wooded parkland areas also have helped to preserve
the sensitive riparian corridors associated
with the Wissahickon Creek, Little Neshaminy Creek, and tributaries to the Little
Neshaminy Creek. Quality of life issues,

The Hurd Farm could be preserved for the future.

such as preservation of greenways, open
space planning, and enhancement of natural
resources and watersheds, are advanced
through the township’s public park system
and secondary open space areas, which
have been preserved through private conservation easements.
Riparian Corridors
The riparian corridors protected in Windlestrae Park and the linear greenway parks east
of Kenas Road rank in the top 70 and 80
percent of all land in the southeastern Pennsylvania region in regard to their value for
composite conservation resources: terrestrial
resources, aquatic resources, and vertebrate
resources. They rank among the highest
areas of ecological assets with the greatest
conservation value. These riparian systems
also serve as the backbone of the township
trail system (existing and proposed), which
has the goal of connecting all residential
neighborhoods in the township to nearby
parks, places of education, shopping, and
other destinations. Preserved public and
private open spaces also provide opportunities for planting new trees as a strategy for
reducing both carbon emissions and energy
expenditures for heating and cooling, improving air quality, and providing opportunities for suburban wildlife. Large native
trees should be selected. In addition, natural
elements of township parks should be maintained in a natural state to provide infiltration beds for
ground water
recharge.
This smart
growth
concept of
sustainable
development
creates both
greener and
more enjoyable neighborhoods.
Parks and open space add value to township
residents’ lives.

Traffic & Transportation
Reduce the Length of Trips
Longer trips cause more congestion, especially on highways and on arterial and
collector roads.

One goal of this plan is to reduce traffic
congestion, enhance traffic circulation,
promote alternative modes of transportation,
and increase access to businesses and value
to properties.

People on longer trips use larger roads because they are generally straighter, wider, and
have higher speed limits. Larger roads are
used because it is easier (for people) to think
out how to get to farther destinations. This
concentrates people on larger roads, which
often intersect, thereby stopping traffic and
creating bottlenecks. If people did not need
to go such far distances, they would use other
roads. They might even use bikes or walk.

Traffic congestion is perhaps one of the
hardest problems to fix. There are only a
few basic approaches to reduce congestion
on the problem roads at the problem times:
• Reduce the number of vehicles.
• Reduce the size of the vehicles used (i.e.,
motorcycles, bikes).
• Reduce the number of trips (i.e., trip
chaining, work at home).
• Reduce the length of the trips (explained
later).
• Reduce the problem at bottlenecks (i.e.,
traffic lights).
• Increase the number of lanes.
• Increase the number of occupants in each
vehicle (i.e., carpool, bus).
• Increase the number of alternative routes
(spreads out the traffic).

The average time for township residents to
get to work is 30 minutes. Work trip length
could be reduced if more good jobs were
closer or if more work could be done from
satellite offices or business centers.

Montgomery Township residents and businesses are served by one passenger rail line and four bus routes. The walking distance that is relevant for township
residents and businesses is shown. If township roads are made safer for biking, many more residents and businesses could be served by transit.

Each of these approaches may be accomplished in several ways. The township
would like to implement as many of these
solutions as possible. The township can
work with Partnership TMA, the Montgomery County Planning Commission, Delaware
Valley Planning Commission, PennDOT,
and others to accomplish these solutions.

route; bikes need safe routes, such as bike
lanes or trails, and bike racks; walkers need
sidewalks or trails, safe crosswalks, and
short distances between destinations.
Pedestrian signals, pedestrian-scale lighting, curb bulbouts, refuge islands, traffic
calming, and other methods can encourage
significantly more walking and bike riding.

Reduce the Number of Vehicles
The most effective methods for this are carpooling (for work, school, and after school
activities), flexible work times, using mass
transit, trip chaining, using bike lanes or
paths, walking, etc.

Reduce the Size of Vehicles
Motorcycles, bikes, mopeds, and even smaller
cars reduce congestion by allowing more travelers to use the same amount of space or more
travelers to get through each intersection.

Each of these has certain needs. Carpooling needs parking lots or a communication
network to coordinate trips; flexible work
schedules need flexible employers and work
tasks; mass transit needs buses, bus stops,
sidewalks, and possibly lane preference
or traffic light control; trip chaining needs
destinations close together or along the same

Each of these has certain needs and opportunities. Motorcycles and smaller cars can use
narrower lanes and smaller parking spaces;
bikes need safe routes, such as bike lanes or
trails, and bike racks.

Courtesy of www.pedbikeimages.org/Dan Burden

Improved bicycle facilities can help businesses and residents.

are mixed such as day care, dry cleaning,
groceries, banking, flowers, restaurants,
etc. When businesses are built on separate
properties, their parking lots and sidewalks
should be connected so customers don’t
need to use the road just to drive to the
business next door. Working or studying at
home needs high-speed computer connections and short, easy access to copiers and
scanners. Business centers, which provide
a pool of office resources, can be an alternative to long commutes. If they are close
enough, the worker could even walk or ride
a bike to these locations.

Reduce the Problem at Bottlenecks
Bottlenecks slow and delay traffic. Intersections are the largest bottleneck problem.
Sometimes waiting at traffic lights can
increase trip time by one third. A 15-minute trip becomes 20 minutes; a 45-minute
trip becomes an hour or more. When cars
are on the road longer, they create or add to
congestion.

Multiple lanes often require
restricted driveways and
center barriers, which are
inconvenient for local trips
and add more vehicles to
nearby intersections. They
also require taking land
from adjacent property
owners and significant costs
for construction.
The Colmar station for the R5 rail line is ideally located to intercept commuter throughAdditional multiple lanes
traffic along Route 309, however, it is already so popular the parking lot is almost always
make sense for nonstop, passfull. Montgomery Township would like to work with SEPTA and neighboring communities to
through traffic roads with few
increase train ridership.
intersections, driveways for
tigate all the methods that could increase
businesses, pedestrians, or bicyclists.
the number of occupants in each vehicle and
It is recommended that the township investiimplement the most effective ones.
gate all the locations where additional lanes

would be significantly helpful.

Increase the Number of Occupants
The most effective methods for this are carpooling (for work, school, and after school
activities) and using mass transit.
Each of these has certain needs. Carpooling
needs parking lots or a communication network to coordinate trips; mass transit needs
buses, bus stops, sidewalks, and possibly
lane preference or traffic light control.
It is recommended that the township inves-

Increase the Number of Alternative Routes
If vehicles that would cause or add to congestion could be redirected around trouble
areas, the congestion would be less severe
and clear up sooner.
This solution requires coordination with
PennDOT and surrounding communities.
It is recommended that the township investigate all the methods to increase the number
of alternative routes and implement the most
effective ones.

Route 309 at Knapp Road today.

It is recommended the township investigate
all the methods that could reduce or eliminate bottlenecks.

Reduce the Number of Trips
Trip chaining is when a person takes care
of as many errands as possible during one
trip. Especially effective is “one-stop shopping.” This eliminates taking a vehicle on
the road later, often retracing some of the
previous trip. Working or studying at home
even part time can reduce trips, especially
during rush hours.
Each of these has certain needs and opportunities. “One stop” shopping centers
can be especially effective, if the uses

Each of these has certain needs and opportunities. More good jobs closer to Montgomery residents could mean more or bigger
businesses such as retail, offices, distribution, hotels, restaurants, clinics, entertainment, services, or other jobs. If the jobs are
simply better, there may be a need for higher
quality buildings and infrastructure. If there
are new jobs, unless they are time shifted to
evenings or nights, there would be a need for
more space for those jobs. Also, more jobs
in the township will attract more workers
from surrounding areas, but as transportation
costs increase that will be less extreme than
today. Business centers, which provide a
pool of office resources, can be an alternative to long commutes.

manage are less safe too.

A new retail and residential development built near the Pennbrook R5 Station.

Increase the Number of Lanes
The number of lanes for travel can help
traffic flow, however, this solution must be
carefully considered since there are some
negative effects too. More lanes can be
less safe due to higher speeds, lane changes, blind spots, and turning cars. Also,
pedestrians and bicyclists are unable to negotiate crossing many lanes, and those who

A simulation of Route 309 at Knapp Road if it were a boulevard. A more upscale appearance to certain township roads could increase property
values noticeably.

history & regional Location

Demographics

The size and shape of Montgomery Township was
first determined by master lines drawn by William
Penn’s surveyors. From this survey, Penn sold 5,000
acres of land in 1682 to William Stanley. Though
Stanley was the first township landowner, he unfortunately never had the pleasure of residing in our
township. He died shortly after having his new land
holdings resurveyed in 1684.

In some ways, Montgomery Township’s
population has undergone some dramatic
changes in the last two decades.
Population Changes and Forecasts
The chart below illustrates the extremely
active population growth of the township
since 1950. The greatest increases in absolute numbers were during the twenty-year
period of 1980 to 2000. Based on a number
of factors including housing construction
since 2000, the estimate for the current 2008
population is 24,600. By 2010 it is estimated that Montgomery Township will be the
10th most populous of the 62 municipalities
in Montgomery County. Projected through
to the year 2020, the township is expected
to add an average of about 200 additional
residents per year, reaching a population of
approximately 27,000—a growth of almost
10 percent from 2008.

A good majority of the new settlers to the township
were Quaker Friends and worshiped in the nearby
Gwynedd Friends Meeting House. In 1719 other Baptist settlers built what would become the township’s
only church during the colonial period.
Montgomery Square, consisting of two taverns, a
small school, and several farms, was the township’s
first village. It was not until the nineteenth century
that the villages of Eureka and Montgomeryville
came into existence.
Our township government was organized in 1714.
The name “Montgomery” was derived from Roger
de Montgomery, a Norman knight, associated with a
region in Wales, from which many of the township’s
early settlers came.

The Ten Largest Employers in the Township
Rank
2005 1993
1
2
1
3
5
4
5
6
7
8
2
9
10
-

Seventy-five years later the county also chose the
“Montgomery” name. While the exact origin of the
county’s name is uncertain, it is understood that it was
not derived from the same individual.

Commuting patterns
Understanding commuter traffic patterns
in Montgomery Township will begin to
explain much of the township’s “rush hour”
congestion.
The map below shows, according to the
2000 Census, approximately how many

Source: U.S. Bureau of the Census, 2000 Census.

What Types of Jobs Do Township Residents Have?
Resident Labor Force
Montgomery Township
Montgomery County
Referencing the table to
Occupation
Number Percent Total Rank Percent Total Rank
the right, Montgomery
Management
2,561
22.7%
2
17.2%
2
Township and Montgomery
Professional
2,697
23.9%
1
27.2%
1
County are virtually identiSales
2,149
19.0%
3
12.3%
4
cal regarding the type of
Clerical/Office
1,560
13.8%
4
15.8%
3
Construction
528
4.7%
7
6.9%
7
occupation by rank. They
Production/Transportation
852
7.6%
6
9.9%
6
differ only in Sales, where
Farming
20
0.2%
8
0.2%
8
Montgomery Township
Services
912
8.1%
5
10.5%
5
ranks above the county,
Total
11,279
100.0%
100.0%
and Clerical/Office, where
Source: U.S. Bureau of the Census, 2000 Census.
Montgomery Township
ranks slightly below the county. In terms of
force ranked in the top ten communities in
percentage of residents engaged in a particutwo categories:
lar class of occupation, there is a very signif• Labor force in retail trade – 13.6 percent
icant difference where the Management and
• Labor force in finance, insurance, and real
Sales categories account for a much higher
estate – 11.6 percent.
percentage of jobs by township residents,
Montgomery
also ranked in the top 15
and the Professional category is slightly less
municipalities
in Montgomery County
for the township than for the county.
in percent of labor force in white collar
Compared to the 61 other municipalities in
categories: 79.5 percent (the average for
the county, Montgomery Township’s labor
the county is 72.6 percent).

people traveled to and from Montgomery
Township for their work. In 2000 there
were 11,279 Montgomery Township residents over 16 years old who worked. Of
these, 1,404 stayed within the township
for their work. At the same time, 11,905
nonresidents came to
Montgomery Township for their work,
meaning there were
at least 13,300 jobs in
the township in 2000.
These numbers do not
include multiple jobs
or workers who were
absent at the time of
the census.
The most work trips
by Montgomery
residents were to
Philadelphia (1,450),
and close to the same
amount were to jobs
within the township
(1,404). The next
highest work destinations were only less
than half as many

(723 to Horsham, 599 to Upper Gwynedd,
523 to Hatfield Township, and 500 to
Lansdale). Most of the rest of the jobs
tended to be to the south of the township.
Not counting the 1,404 people who lived
and worked in the township, Philadelphia is
also the place from which the most people
came to work in Montgomery Township
(1,363). Again, the next highest amounts of
trips were less than half this amount: Lansdale, Hatfield Township, Towamencin, and
Upper Gwynedd. With the exceptions of
Abington and Upper Dublin, most of the rest
of these trips came from the north and west.
Once other destinations with more than
200 commuters are included (the mediumshaded areas on the map), a pattern of jobs
primarily along 309 and secondarily along
202 and Horsham/Cowpath Road can be
identified. Morris Road and County Line
Road could also be considered as commuting routes for a significant number of
township residents and workers.
Since almost all work trips were made by
individuals in single vehicles, these numbers
roughly equal the traffic load by commuters
during “rush hour.”

Employer

Employees
2005 1993
Employment Agency
1,076
N/A
Catalog Sales
816 1,094
Department Store
580
327
Pool Management
560
N/A
Department Store
545
N/A
Manufacturer
455
N/A
Department Store
453
N/A
Manufacturer
431
867
Retail Sale of Electronics
399
N/A
Retail Sale of Toys
326
N/A
Industry

McCallion
Harriet Carter
Macy’s
American Pool Management
Target
Teva Pharmaceutical
Sears
COBHAM Systems (was BAE)
Best Buy
Toys”R”Us

N/A = Not Available
Source: Montgomery Township Business Tax Office.

Age and Household
Characteristics
The following illustrations
show that Montgomery
Township residents are most
likely part of a household
headed by a married
couple, are in the 0-17
or 35-54 age groups,
and living in a singlefamily home.

Employment Forecasts
In 2005 the Delaware Valley Regional
Planning Commission (DVRPC) estimated there were 18,069 jobs provided in Montgomery Township, which
ranked as the 8th most numerous job
provider in Montgomery County.
DVRPC forecasts that by 2020 the
total job count will increase over 12
percent to 20,249, which reinforces
the vision of the Montgomery County
comprehensive plan that Montgomeryville is and will remain a major
development center and a natural place for
continued development, redevelopment,
and revitalization. In addition, the county’s
2005 Shaping Our Future: A Comprehensive Plan for Montgomery County identifies
the North Penn area as a “future development hot spot” and identifies Montgomeryville over the next 25 years as having
a fuller mix of uses, including more office
and hotel uses. This area will have significant new road improvements.

Land Use Trends
Residential Development and
Historical Preservation
The “Historic Preservation Cluster District”
has been used to great success in recent
years. This zoning ordinance option, applicable to R-1, R-2, and R-5 zoning districts,
was enacted in 2001 to provide for the
preservation and protection of noteworthy
historic resources and open spaces in the
township. It encourages more creative, efficient, and attractive development patterns,
combining the preservation of floodplains,
recreation sites, scenic vistas, and natural
resources in addition to historic areas.
Other Trends
Montgomery Township has experienced a
number of land use trends since the 1999
township comprehensive plan. The most
significant of these, the reduction of the
Industrial Zoning District, is summarized
below:

1

Three large tracts previously zoned industrial have been changed to residential land uses at widely diverse locations:
• A large vacant tract, zoned industrial and
situated in both Montgomery and Hatfield Townships along Route 309, was rezoned to permit medium-density residential land use. Firefox
I is now planned for
115 townhouses along
the north side of Route
309 at its border with
Hatfield Township, a
short distance from
the Colmar SEPTA
train station.
• The Enclave at Montgomery is a proposed
age-qualified residential community of
116 acres situated at
the south end of the
township with frontage
along Route 309 at the
township’s boundary
with Horsham. This
development is under
construction and, upon
completion, will consist of 254 single-family attached units and
314 multifamily units
in the form of mid-rise
apartment buildings.
A central area of 19.4
acres of open space is
preserved as a township park.

• The Zehr tract (formerly a specialty manufacturer of chain link fence) was rezoned
from an island of industrial zoning to a
single-family residential district. Approximately one-third of the 50-acre property
is considered nonconforming industrial. It
is bounded on all sides by either singlefamily residential, a public school, or
branches of Windlestrae Park.

2

Older industrial buildings and uses have
been recycled or converted to retail land
use, such as the Gateway Center currently
near completion at Welsh Road and Route
202, the adjoining mini-storage slightly
north on Route 202, and the addition of lowtraffic specialty retail uses under the HLI
and HLI-II Districts along Bethlehem Pike
adjacent to the Stump Road intersection.

3

Another trend has been the development
of land adjacent to the Montgomery Mall
(identified as RS on the land use map below).
• The largest area of new infill development
consists of the Knapp Farm single-family cluster plan, occupying all of the land
between North Wales Road and Route
202 along Knapp Road (see discussion of
historic residential cluster option).
• The area on the east side of Route 202
opposite the mall consists of the consolidation of numerous properties for
a mini-TND Traditional Neighborhood
Design style development including retail uses and the Avenel rental apartment
community, which constitutes the first
apartment community in the township.
• A small section of older mixed-use build-

ings north of the mall have been reconstituted for specialty retail and service uses.
Statement of Compatibility
Existing and proposed development in
Montgomery Township is generally compatible with existing and proposed development
or plans for proposed development along
those portions of contiguous municipalities
in Montgomery County. The manner of
consistency, or in some instances inconsistencies, is briefly summarized below:
• Hatfield Township – A virtually identical
relationship exists north of Bethlehem
Pike (Route 309). South of Bethlehem
Pike, Line Street forms the boundary
where the only significant difference is the
Abington Health Lansdale Hospital, an
institutional use that is opposite primar-

ily single-family detached
residential on the Montgomery
Township side.
• Lansdale Borough – Consistency of land use is generally
identical, with the principal
difference being the institutional uses of St. Mary’s
Manor at Lansdale Avenue
and Knapp Road and Lansdale Catholic High School. It
should be noted that recent
decisions of the Archdiocese
The largest changes to existing land use over the last ten years are:
of Philadelphia suggest that
• The category of undeveloped land was reduced by 755 acres or 49%.
Lansdale Catholic High
• The category of developed residential increased by 528 acres or 19%.
• The category of developed retail and office increased by 132 acres or 23%.
School, which is positioned
• The category of parks, recreation, and permanent open space increased by
in both Lansdale Borough
102 acres or 18.5%.
and Montgomery TownNearly one-half of Montgomery Township is used for residential land use. Of the
320 acres which remain undeveloped land:
ship, is slated for closure in
• Approximately 1/3 is zoned Residential.
the next five years when a
• Approximately 1/3 is zoned Industrial, Business Professional, or Commercial.
new facility is completed in
• Approximately 1/3 is reserved for the Route 202 Parkway.
Hilltown Township, Bucks
County. Given the prospect
for change, a review of future land use
tial adjacent to single-family residential,
compatibility would be appropriate.
office opposite day care, and agricultural
and nursery opposite park and recreation.
• Upper Gwynedd Township – Upper
Gwynedd shares a boundary along Welsh
Road west of DeKalb Pike. Uses, particularly office commercial, are consistent
with the exception of lands currently
owned by Delaware Valley College, which
are permanently preserved agricultural
lands opposite land currently zoned and
used for industrial or retail purposes in
Montgomery Township.

• Lower Gwynedd Township – Generally
consistent with the exception that the
Welsh Valley Industrial Park west of
Evans Road and Montgomery Crossing
shopping center in Montgomery Township border lands in Lower Gwynedd used
for either single-family or multifamily
residential.
• Horsham Township – Land use is similar
to or virtually identical along its boundary
with Montgomery Township. The only
disparate uses, such as the townhouse
component of the new age-qualified
residential community, border single-family uses in Horsham Township at a point
where there is significant open space/
landscaped buffer proposed. In Horsham Township, the Madeline Abramson
retirement/continuing care community, an
institutional use, borders the single-family residential neighborhood just south of
Horsham Road. North of Horsham Road,
the two townships share a boundary along
Lower State Road, where land uses are
virtually identical: single-family residen-

• Warrington Township, Bucks County –
Generally consistent with two noteworthy exceptions: retail use at Limekiln
Pike and County Line Road in Warrington Township joins single-family
residential development in Montgomery
Township, and the St. John Neumann
Cemetery in Warrington Township abuts
single-family residential in Montgomery
Township. The allocation of the 202
Parkway extends across County Line
Road into both municipalities.
• New Britain Township, Bucks County –
The land use arrangements between
Montgomery and New Britain Townships
are largely inconsistent east of Route 202,
although not incompatible owing largely
to the buffers along both sides of County
Line Road. Starting between Upper State
Road and Route 202, the predominance
of land use is single-family residential in
Montgomery Township, and the balance
of land use in New Britain Township is
office park and shopping center. Where
disparate uses occur, Montgomery Township has practiced reverse lotting and
streetscape buffers. West of Route 202,
New Britain Township is zoned or used
for commercial generally opposite a node
of commercial uses in Montgomery Township. Further west, existing or proposed
land uses are residential then industrial in
Montgomery Township, and these patterns
are similar across County Line Road in
New Britain Township.

Since the 1999 Comprehensive Plan . . .
• The Village of Neshaminy Falls (an
867-unit age-restricted mobile home park
community) was completed. The Enclave
at Montgomery/Montgomery Walk community has been approved and is under
construction along the Route 309 corridor.
This age-restricted community will contain
569 townhouse and mid-rise condominium
units. It is estimated that by 2010, housing
for persons 55 and older will account for
approximately 15 percent (1,436) of total
housing units in the township.

Windlestrae Park. Large wooded
riparian corridors and areas with
upland vegetation have been preserved along Kenas Road as well
as smaller pockets of passive open
space near Limekiln Pike. Approximately 100 acres in the northeast quadrant were permanently
preserved for public open space.
• Approximately 65 single-family homes were
built on a portion of the Lansdale Catholic
High School property (Addison Lane/Eileen
Drive). As a result, a large wetlands/woodland lowland area along Line Street was
permanently preserved as open space.

• In addition to the small historic cluster
neighborhoods generally north of Horsham Road and the much larger Reserve
at Knapp Farm development adjacent to
Montgomery Mall, infill single-family
residential continued in the township.

• Multifamily and townhouse develop-

• Areas along County Line Road and Kenas
Road have been largely built out with
single-family communities, which have
yielded approximately 270 additional
single-family detached homes. At the
same time, riparian corridors along the
Little Neshaminy Creek have been largely
preserved as permanent open space. This
includes a section acquired as part of

Montgomery Place townhome community.

New Town Center
A town center is the single most important area in a community. It represents the
community and provides a focal point for
residents and a destination for visitors. It is
often an area with a Main Street and central
plaza. A successful town center depends on
the creation of an outdoor space or spaces
that give people the sense of being in a
large, public room. Venice has the Piazza
San Marco. Sonoma, California has its own
town square. New England villages have
their village greens. The town center should
be the vibrant focal point of community life.
People should want to go there more than
any other place in the community. For this
reason, it is also the cultural and retail cen-

ter. The best town centers are active all
day, providing after-hours and weekend
activities such as restaurants, night clubs,
theaters, community meeting rooms,
museums, concert venues, festivals,
art galleries, and places for relaxation,
people-watching, and some recreation.

Courtesy of Lincoln Harris

In Montgomery Township, a town
center would:

The new town center at Phillips Place in Charlotte, North Carolina
has upscale retail and dining with residential units above.

• Have one or more small public open
spaces (squares, miniparks, plazas, courts,
gardens, small playgrounds, etc.).
• Have at least one major public attraction—cultural arts center, theater, concert
hall, community center, amphitheater, or
similar attraction.
• Have buildings close to the sidewalk that
are 2 to 4 stories in height.
• Accommodate mixed uses including retail
on the first floor along the Main Street.
• Have slow vehicular traffic.
• Be pedestrian-friendly by providing sidewalks and crosswalks.
• Have streetscapes that provide seating
areas and attractive lighting.
The town center should be the hub of the
most vibrant community activities. Parades,

Virtually all residential land
has or will soon be developed.
Pressures will shift from providing new infrastructure to
maintaining and rebuilding
existing systems.
ments built along the Route 309 corridor
indicate a potential shift in household size
(more one- and two-person households).
Developments include Hampton Green,
Terrace at Montgomery townhouse
community, and the planned Firefox and
Montgomery Walk communities.
• Avenel, a new multifamily
community adjacent to the
Montgomery Mall, consists of
256 rental units.
• Almost all land zoned for
residential use is built out or is
approved for development. As
less residential land is available,
there will be increased pressure
to build higher intensity uses in
existing neighborhoods, especially near commercial areas.

A town center should be the
hub of community events and
daily activities. It represents
an opportunity for smart
growth development, which
results in both environmental
and health benefits.
concerts, festivals, street parties, sidewalk
sales, a farmers’ market, fashion shows,
tree-lighting ceremonies, public speeches,
and many other important community events
should take place there. The town center
should be useful 24 hours of the day. It
should be the hub of daily activity, containing the most significant stores and businesses, restaurants, and offices. It should also
include a variety of high-quality residences
that provide a base clientele for businesses
in the town center. While most needs for the
residents should be within walking distance,
parking will be needed for other customers.
The town center will need to be built with
parking garages in the interior of the blocks.
These garages will be wrapped by retail,
office, and residential uses to maintain highquality streetscapes.

Nonresidential Trends
Industry and Alternate Forms
of Development
The township’s industrial parks—Montgomeryville Industrial Park, the Teva complex
(formerly Prudential complex), Demorah
Drive, Welsh Valley Industrial Park, and
Keystone Drive/Progress Drive Industrial
Park—are virtually built out with high occupancy. The Limited Industrial District on
the far northwest edge of the township is
occupied by COBHAM Systems (formerly
BAE), and modest expansion is possible.
Over the last fifteen years, many properties previously zoned for Limited Industrial
have shifted toward large-scale commercial
operations anchored by major retailers such
as Costco and Target. These developments were facilitated by the creation of the

Expressway Corridor Preservation Overlay
District (ECPOD) in the late 1990s and are
mostly complete. They have preserved the
Route 202 Expressway corridor and provided significant improvements to existing
roads, such as Upper State and Horsham
Roads, as well as the development of new
road links such as the Knapp Road extension
and Witchwood Drive. More than 180 acres
zoned Limited Industrial and subject to the
ECPOD have been developed for nonindustrial purposes. In the General Hancock
Partnership development, approximately 29
acres were developed for 175 single-family attached dwelling units. The Glasgow
quarry operation at Hartman Road and
Route 309 continues to be active, while the
closure operations for the quarry at Upper
State Road and Horsham Road continue
as a construction landfill. Areas zoned
for industrial and commercial/retail
purposes are also virtually built out.
Gateway Commercial
and Office Developments
The development of new gateway-style
retail sites is typified by the Gateway
Center at Welsh Road and Route 202 and
the Residence Inn and Uno’s Chicago
Grill at Evans Road and Route 309.

New buildings at historic Steever Manor.

Community Sustainability
Montgomery Township is taking action to
ensure its community remains an enjoyable place to live. Planning for community
sustainability involves anticipating future
challenges and opportunities. The township has indentified energy consumption
and environmental impacts as areas where
significant changes can help to establish a
sustainable future. Fostering good development in appropriate areas; attractive,
walkable streetscapes; parks; and expanded
transit options will benefit the township’s
natural environment and enhance the community. In addition to residents taking pride
in and enjoying a vibrant, environmentally
sound community, “green” features help
attract capital and increase property values.
To achieve these goals, the township plans to
change its codes, procedures, practices, and
policies. Residents will see an immediate effect from some of these changes. However,

the largest effects will come from more
significant long-term changes that require
insightful planning. The greatest gains in
sustainability can be achieved by:
• Ensuring that new construction is
energy efficient.
• Concentrating future development in
a central area, such as a designated
town center.
• Promoting the efficient use of natural
resources and the installation of renewable energy systems.
• Conserving and reusing water resources.
These actions promote increased efficiencies on numerous levels, especially in the
amount and cost of infrastructure (sewer,
water, storm sewers, electricity, and cable).
This applies also to “soft” infrastructure
such as parkland, township services, schools,
buses, fire and ambulance as well as medical
services. By centralizing new development,
costs and environmental impacts are reduced.

Courtesy of Courtney King

Residential Trends

Gensler Sustainability Scorecard for another municipality.

All industrial parks are
virtually built out.
Maintaining a high rate
of occupancy is a
primary consideration.
These include major roadscape improvements, such as additional turning lanes,
access management, unified architecture,
and excellent landscaping along the street
frontages and within parking areas, as well as
pedestrian-scale lighting and sign packages.
Niche office developments at major intersections, such as the attractive Heritage
Executive Campus and Montgomery
Commons condominium office buildings
located on both sides of Richardson Road
and Route 309, the Abington Medical building and daycare center on Upper State and
Horsham Roads, the Steever Manor office
complex and the prospective Penn Realty
condominium office development at Stump
and Horsham Roads, represent the office
infill development trend serving small-scale
professional and service businesses in an
attractive low-profile (two stories or less)
building arrangement.

Communities should
minimize energy consumption
and environmental impacts.
Existing codes and
building designs should be
studied to help implement
“green” recommendations
and pursue grants.

•

residents can walk to neighborhoods or
to nearby destinations such as schools,
parks, or stores.
Streams and woods can be restored to
allow cleaner water and habitats for plants
and animals.
Parks can be located closer to more people.
Streetscapes can be made more attractive
and enjoyable.
Transit options could be expanded and
improved to reduce traffic.

Ensuring

In addition to focusing on new development,
our existing community can become more
sustainable.
• Existing homes and businesses can be
upgraded to conserve or, perhaps, generate
energy.
• Paths and sidewalks can be added so

•
•
•

All of these actions can transform two major
challenges into opportunities for Montgomery Township. Achieving these goals
will help create a sustainable community,
ensuring a high quality of life for township
residents and businesses long into the future.

the Vision
Historic Preservation

Office and Industrial

Continue to protect and restore the township’s valuable heritage and places of
historic character for future generations.

Replace, expand, modernize, or convert
outdated or underutilized industrial and office
buildings, primarily in the new town center
and along the Bethlehem Pike corridor.

Township Coordination Efforts
Photo courtesy of Looney Ricks Kiss

Parks and Recreation

Expand coordination efforts to enhance
planning and quality of life in the township.

Continue to increase and improve passive
and active recreation areas, including trails
that connect destinations.

Economic Development

Open Space

Stimulate the growth of businesses in the
township by expanding, modernizing, and
adding new businesses.

Preserve and improve the natural environment through public and private efforts.

Housing

Redevelopment

Redevelop or create new housing that
includes a diversity of housing types and
mixed-use buildings, in conjunction with a
new town center concept.

Identify and work toward renewing or
replacing older buildings that are not historic. Changes may result in a new use or
mix of uses.

Retail and Services

Photo courtesy of DiaLMs

Environmental
Provide a longterm sustainable
community.

Increase and upgrade the quality of retail and
services, including medical centers or clinics.
Add mixed-use buildings, primarily in the
new town center.

Transportation

Town Center

Renderings courtesy of PennDOT

Photo rendering courtesy of Photography.ClayRobeson.net (edited by MCPC)

Community Involvement & Cultural Resources

Provide facilities for residents to gather and participate in the community. Consider creating
new public cultural facilities, such as a community center or a performing arts center.

achieving the vision
Town Center

• Ensure the township and its residents receive significant benefits from the new town center.
These benefits may include improved access to retail, services, and offices, a diversity of
housing, parks, recreation, public open space, community interaction, cultural resources, and
transportation. Benefits may also include improvements in environmental preservation and
restoration and in economic development opportunities.
• Schedule a public workshop to produce master plans and implementation actions for the
town center.
• Implement the actions necessary to facilitate the changes.
• Ensure the town center is easily accessible to township residents and is created as a pedestrianoriented, walkable environment with pleasant and enjoyable streetscapes and public spaces.
• Accomplish this long-term goal in several stages.

Historic Preservation

• Investigate additional methods to preserve and restore historic resources.
• Support historical society efforts.

Housing

• Allow a diversity of housing types in or near the town center.
• Develop reasonable standards to ensure new housing is an improvement in the township.
• Ensure some housing remains affordable for the township workforce.

Reduce traffic congestion, enhance traffic circulation, promote alternative modes of
transportation, and increase access to businesses.

• Develop reasonable standards to ensure that new, expanded, or modernized industrial and office
buildings enhance the township.

Transportation

• Reduce traffic congestion and vehicular trips by increasing the number of desired resident
destinations within the township.
• Reduce traffic congestion by eliminating bottlenecks.
• Reduce traffic congestion by encouraging commuters to use mass transportation.
• Investigate ways to encourage employers to provide incentives for reducing vehicle trips
(i.e., carpools, flex-time, shuttles).
• Ensure the township has safe and convenient vehicular, pedestrian, and bicycle access.
• Use sidewalks, trails, and bike routes to increase safe and convenient pedestrian and bicycle access
within and between the township’s residential neighborhoods and the retail and services areas.
• Reduce unnecessary curb cuts and paved areas in commercial areas and increase interconnected
parking areas and shared driveways.
• Increase pedestrian safety with continuous sidewalks, crosswalks, pedestrian signals, pedestrianscale lighting, curb bulbouts, refuge islands, traffic calming, and other methods.

Community Involvement & Cultural Resources

• Ensure the new town center includes a diversity of retail and service uses, especially upscale
stores, entertainment, recreation, and medical centers.
• Revitalize older buildings throughout the retail districts with new or expanded retail and service uses.
• Consider new or revised uses due to conditions resulting from the planned parkway.
• Attract new business uses.

• Continue to improve communication with township residents and involve them in as many
decisions as possible.
• Provide facilities for public meetings, gatherings, assemblies, recreation, enjoyment of the arts,
and other public uses.
• Investigate desirable types of cultural facilities, appropriate locations (especially the new town
center), costs, and potential funding partners.
• Support the installation of various forms of public art throughout the township.
• Support the creation of gateway elements that announce entry to the township, enhancing community identity and pride.

Office and Industrial

Parks and Recreation

Retail and Services

• Identify outdated office and industrial buildings and discuss improvement options with the
property owners.
• Allow for new office uses along the Bethlehem Pike corridor.
• Investigate methods to encourage new or modernized industrial and office buildings.

• Continue to pursue the implementation actions recommended in the township’s current open
space plan, such as new parks and a complete trail network.
• Ensure the new town center has public park and recreation space, including future plans for the
quarry along Upper State Road.

Create a new town center along Bethlehem Pike between North Wales and Doylestown Roads.

Open Space

• Continue to pursue the implementation actions recommended in the township’s current open
space plan, such as new preserved land, preservation and restoration of natural, historic, and
agricultural resources, and a complete trail network.
• Ensure that important natural resources are preserved or restored, particularly the headwaters
and riparian corridors of township watersheds.

Redevelopment

• Identify outdated buildings and discuss changes with the property owners.
• Consider changes to township regulations to encourage modernization, renewal, or replacement
of these older buildings.
• Support efforts to find financial sources for redevelopment.

Economic Development

• Stimulate the growth of businesses in the township by expanding, modernizing, and adding
new businesses.
• Plan for more efficient use of land, transportation, and infrastructure.
• Concentrate destinations and residential uses in the town center.
• Encourage businesses to upgrade by modernizing or expanding.
• Attract upscale businesses.
• Develop upscale streetscapes, public spaces, and parking areas.

Environmental
•
•
•
•
•

Plan for more efficient use of land, transportation, and infrastructure.
Reduce pollutants by implementing the previously mentioned transportation objectives.
Ensure that vital natural resources are preserved or restored throughout the township.
Implement township-wide conservation and efficiency programs.
Establish or encourage new building standards that ensure efficient use of resources during
construction and operation of buildings, such as LEED, solar panels, green roofs, and advanced
lighting controls.

Township Coordination Efforts

• Proactively coordinate with township business, nonprofit, religious, sports, environmental, and
homeowners organizations and others.
• Proactively coordinate with the school district, neighboring municipalities, the county, and
state agencies.

