
ZHB REGULAR MEETING
UPPER DUBLIN TOWNSHIP ZONING HEARING BOARD

MONDAY, APRIL 27, 2026 | 7:30 PM
801 Loch Alsh Ave. Fort Washington PA 19034

  

The agenda may be amended during the mee�ng to add or delete items, change the
order of agenda items, or discuss any other business deemed necessary at the �me
of the meeting.

#2635 Kristin H. Haas of 205 Wischman Avenue, Oreland, PA 19075

requests variances from Section 255-43. B for a side yard setback of 12.9 feet where
the minimum required is 25 feet, for a building coverage of 20.5% where the maximum
permitted is 15%, for an impervious coverage of 32.5% where the maximum permitted
is 25%, and for a rear setback of 36.4 feet where the minimum required is 50 feet. They
are also requesting a special exception pursuant to Section 255-147 for the expansion
of a nonconforming building for a proposed addition. They are also requesting a
variance from Section 255-29.D to permit accessory side and rear setbacks of 4 feet
where the minimum required is 10 feet for a proposed shed. The Property is Zoned A-
Residential. Potential vote upon Application #2635.

#2642 500 Willow LLC for the property at 500 Willow Avenue, Ambler, PA 19002

requests a variance from Section 255-153 to permit a 21.53 square foot sign in a
residential district. The Property is Zoned A-Residential. Potential vote upon
Application #2642.

#2645 Debra and Joseph Geoghan of 749 Castlewood Drive, Dresher, PA 19025

request a variance from Section 255-43.1.A(2) to allow for a 39.9 foot front yard
setback where 50 feet is required. The Property is Zoned A-1 Residential. Potential vote
upon Application #2645.

#2646 Apex Padel Club, LLC of 2929 Walnut Street in Philadelphia, PA 19104 for the property at
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1300 Virginia Drive, Fort Washington, PA 19034

requests variances for parking from Section 255-136 to authorize shared parking
between 1300 and 1301 Virginia Drive and from Section 255-136.C to allow for a 25%
reduction in the parking required. In the alternative, the applicant requests a variance
from Section 255-135.C(5)(a) to allow for 313 parking spaces at 1301 Virginia where
416 spaces is required and a variance from section 255-294.D to allow 279 spaces at
1300 Virginia Drive where 437 spaces is required. The applicant is also requesting
dimensional variances from Section 255-293.B(2) to allow 70.13% impervious coverage
where the maximum allowed is 60%, from Section 255-294.A(2) to allow legally
nonconforming off-street parking on 1301 Virginia to become part of 1300 Virginia, a
variance from Section 255-294.A(3) to allow for a 0 foot side yard setback for off-street
parking between 1300 and 1301 Virginia Drive and from Section 255-293.A(3)(a) to
allow for a front yard setback of 49.33 feet from Susquehanna Road, where the
minimum allowed is 60 feet. In addition, the Applicant requests any other relief and/or
approvals determined to be necessary to afford the requested relief and allow the
proposed development. The Property is Zoned GFW- Greater Fort Washington.
Potential vote upon Application #2646
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Zoning Hearing Board Agenda Item Report
Meeting Date:  April 27, 2026
Agenda Section:  #2635 Kristin H. Haas of 205 Wischman Avenue, Oreland, PA 19075

Subject:
requests variances from Section 255-43. B for a side yard setback of 12.9 feet where the minimum
required is 25 feet, for a building coverage of 20.5% where the maximum permitted is 15%, for an
impervious coverage of 32.5% where the maximum permitted is 25%, and for a rear setback of 36.4
feet where the minimum required is 50 feet. They are also requesting a special exception pursuant to
Section 255-147 for the expansion of a nonconforming building for a proposed addition. They are also
requesting a variance from Section 255-29.D to permit accessory side and rear setbacks of 4 feet
where the minimum required is 10 feet for a proposed shed. The Property is Zoned A-Residential.
Potential vote upon Application #2635.

Attachments:
proof of pub email.pdf

1. #2635- application_Redacted.pdf

2. #2635 - Request Letter.pdf

3. #2635-deed.pdf

4. #2635- receipt.pdf

5. #2635- letter and labels_april.pdf

6. #2635- posted notice_photoApril.pdf

7. #2635 - Impervious Coverage Calculation Worksheet.pdf

8. Existing Site Plan_Rev. 04-02-2026.pdf

9. Zoning Exhibit Plan_Rev. 04-02-2026.pdf

10. Construction Plans.pdf

11. Property Photos.pdf

12. Neighbor Comment.pdf
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https://upperdublin.granicus.com/services/legistar/download/pdf/4061937/proof_of_pub_email.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061869/1.__2635-_application_Redacted.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061870/2.__2635_-_Request_Letter.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061871/3.__2635-deed.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061872/4.__2635-_receipt.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061873/5.__2635-_letter_and_labels_april.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061874/6.__2635-_posted_notice_photoApril.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061875/7.__2635_-_Impervious_Coverage_Calculation_Worksheet.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061876/8._Existing_Site_Plan_Rev._04-02-2026.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061877/9._Zoning_Exhibit_Plan_Rev._04-02-2026.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061878/10._Construction_Plans.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061879/11._Property_Photos.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061880/12._Neighbor_Comment.pdf
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McGrath, Riley

From: Maureen Schmid <mschmid@montgomerynews.com>
Sent: Tuesday, April 7, 2026 9:28 AM
To: McGrath, Riley
Subject: Re: Legal Advertisement for Upcoming April 27, 2026 Zoning Hearing Board---7:30PM 

START TIME

CAUTION: [This is an External Email. Do not click links or open attachments unless you recognize the sender and know the content is safe].   

 
Thanks, I have scheduled it. 
 
 
 
Maureen Schmid 
Public Notices 
34 Susquehanna Ave. 
Suite 100 
Lansdale, PA 19446 
 215-648-1066  
 
 
On Tue, Apr 7, 2026 at 8:37 AM McGrath, Riley <RMcGrath@upperdublin.net> wrote: 

Hi Maureen, 

  

I missed a typo on the original ad. Please use the updated version. Thank you! 

  

Best, 

Riley 

  

RILEY MCGRATH (she/they) 
Zoning Officer and Planning Coordinator 

Upper Dublin Township 

801 Loch Alsh Avenue, Fort Washington, PA 19034 

 
O   215.643.1600 x3213 
E   rmcgrath@upperdublin.net  

W  www.upperdublin.net 
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From: McGrath, Riley  
Sent: Monday, April 6, 2026 3:42 PM 
To: Maureen Schmid <mschmid@montgomerynews.com> 
Cc: Gerardi, Jake <jgerardi@upperdublin.net>; Joe Bagley <joseph@bagleylawllc.com>; Len Karp 
<lenkarp@comcast.net>; Conte, Jesse <jconte@upperdublin.net>; Stein, Katie <kstein@upperdublin.net>; 
Lohoefer, Rebecca <rlohoefer@upperdublin.net>; Carol Skipper <stenoskip@aol.com>; Miller, Carrie 
<cmiller@upperdublin.net> 
Subject: Legal Advertisement for Upcoming April 27, 2026 Zoning Hearing Board---7:30PM START TIME 

  

Hello Maureen, 

Upper Dublin Township kindly requests the attached advertisement for the Monday, April 27, 
2026 Zoning Hearing Board meeting appears in the Ambler Gazette on Sunday, 4/12/2026, and Sunday, 
4/19/2026   

The meeting will begin at 7:30 PM.   

Please confirm receipt of this message at your earliest convenience.  Also, please provide proof of 
publication. 

Thank you! 

Riley 

  

  

RILEY MCGRATH (she/they) 
Zoning Officer and Planning Coordinator 

Upper Dublin Township 

801 Loch Alsh Avenue, Fort Washington, PA 19034 
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O   215.643.1600 x3213 
E   rmcgrath@upperdublin.net  

W  www.upperdublin.net 

  

 

  

Confidentiality Notice: This e-mail message, including any attachments, is for the sole use of the 
intended recipient(s) and may contain confidential and privileged information. Any unauthorized review, 
use, disclosure, forwarding, or distribution is prohibited. If you are not the intended recipient, please 
contact the sender by reply e-mail and destroy all copies of the original message.  
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Kristin Haas

205 Wischman Avenue

Oreiand, Pennsylvania

Zoning Hearing Board

Upper Dublin Township

Re: Revised Application for Variance - 205 Wischman Avenue

Dear Members of the Zoning Hearing Board:

I am the owner and resident of 205 Wischman Avenue in Upper Dublin Township.

respectfully submit this revised application for variance relief to permit the

construction of an addition to my existing single-family dwelling for the purpose of

creating an independent and private living space for my 84-year-old mother/ Carole

Q. Hurst/ for whom I am the primary caregiver.

Following my initial application/ I carefully considered the concerns raised and have

made substantial revisions to the proposed design in order to reduce the extent of

the requested relief and to minimize any potential impact on adjacent properties.

The revised plan eliminates the previously proposed full kitchen and instead

provides only small counter appliances, thereby removing any need for additional

driveway space or increased parking. The entrance to the addition has been

relocated from the side of the dwelling to the front, eliminating the need for a new

sidewalk along the side yard. The existing side-yard setback of 12 feet 9 inches will

be maintained/ preserving the current condition and relationship with the

neighboring property.

The scope of the addition has also been reduced. The proposal utilizes

approximately two feet of the existing patio and extends an additional four feet

into the rear yard/ resulting in a rear-yard setback of 36 feet 4 inches, where 50 feet

is otherwise required. The area to the rear of the property consists of wooded land

with no residential dwellings or active use areas/ limiting any potential visual or

functional impact.
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Haa9 - 2-0^ V^i^c.hman Avenue, Oreland

ZONING VARIANCE AND/OR SPKCIAL EXCEPTION:

a) Z,0. Section 255-U7.C, ~ EXTENSlON/EXPANSlON OF A IAWFUL NONCONFGR^NG US^:
A Spfldol Exc^ptEoft to allow a lowfuit rtonconformEng use to be ^xtfiflded/exponded
as to the sEde yard setback, buitding coverage end Empervious coverage, ond

b) Z.O. Section 255~43,B. - SIDE YARD:
fn the alternatlvtf. a Varionce to permit the nonconformtng princtpai structure s?ds yard
sotbock to l? extended 12.9 feol where 25 feet 5s required; ond

c) Z.O. Section 255-43.B. - BUiLDING COVERAGE;
In the oEternativCt a Variance to permit an existing nonconforming building coverage of
15,8 percftnt to ba 1ncraase<i to 20.5 percent whore o mflxtmum of 15 per'ccnt is pfrrmkted; ond

d) Z,0. SecUon 255"43<B, - IMPERVIOUS COVERAGE:
tn the oEtgrnatftlvo, a Varlonce to pftrmit on exteting nonconforming tmpervious covflra^e
of 29.0 percent to bs mcreossd to 32.5 percent wh^re o moximum of 25 percent ?g perm'itted;

e) Z.O. Section 255m45.S. " REAR YARD;
A Voripncft to permit the pflnclpol atructur'e rear yord setbac>< to be decreased from
57.4 feet to 3^,4 fwt where 50 feet Is required;
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UPPER DUBLIN 
TOWNSHIP' 

801 Loch Alsh Ave 
Fort Washington, PA 19034 

Phone: (215) 643-1600 
Fax: (215) 542-0797 

www.upperdublin.net 

NOTICE OF PUBLIC HEARING 

Notice is hereby given that the Zoning Hearing Board of Upper Dublin Township Board Room, 801 Loch 
Alsh Avenue, Fort Washington, PA 19034 on April 27, 2026, at 7:30 PM. During this meeting an 
application concerning the following will be heard: 

#2635 Kristin H Haas of 205 Wischman Avenue, Oreland, PA 19075 requests variances from Section 
255-43. B for a side yard setback of 12.9 feet where the minimum required is 25 feet, for a building 
coverage of 20.5% where the maximum permitted is 15%, for an impervious coverage of 32.5% where 
the maximum permitted is 25%, and for a rear setback of 36.4 feet where the minimum required is 50 
feet. They are also requesting a special exception pursuant to Section 255-147 for the expansion of a 
nonconforming building for a proposed addition. They are also requesting a variance from Section 255-
29.D to permit accessory side and rear setbacks of 4 feet where the minimum required is 10 feet for a 
proposed shed. The Property is Zoned A-Residential. Potential vote upon Application #2635. 

All letters, emails and other writings from neighbors or citizens, whether of support or opposition, must 
be received by the Township by the end of the business day immediately preceding the day of the hearing, 
otherwise they will not be recognized at such hearing. 
All written public comments may be emailed to meetingAunnerdublin.net.  Those emails must be 
addressed to the Zoning Hearing Board in the subject line and your full name and address must be 
included in the body of the email. Anyone with questions must attend the hearings in person. In-person 
public comments are limited to no more than 5 minutes for each speaker. 

If you are a person with a disability and wish to attend the hearing scheduled for this date and require an 
auxiliary aid, service, or other accommodation to participate in the proceedings, please contact the 
Township at (215) 643-1600 to discuss how Upper Dublin Township may best accommodate your needs. 

A copy of the application is on file in the Community Planning & Zoning Department and may be seen 
upon request. 

By Order of the Zoning Hearing Board. 

Riley McGrath 
Zoning Officer & Planning Coordinator 
215-643-1600 ex. 3213 
rmcgrath@upperdublin.net 

Note: There is a 30 day period after the date of the decision for an aggrieved person to file an appeal in 
court to contest an approval by the Zoning Hearing Board. Applicants that take action on a Zoning 
Hearing Board Approval during the 30 day appeal period do so at their own risk. 

Advertisement Dates: Sunday, April 12, and Sunday, April 19, 2026 Ambler Gazette 
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MFG GOLF COUNTRY CLUB
511 DRESHERTOWN RD

FORT WASHINGTON PA 19034

MFG GOLF COUNTRY CLUB
511 DRESHERTOWN RD

FORT WASHINGTON PA 19034

TAYLOR WILLIAM R & SHARON
312 WISCHMAN AVE
ORELAND PA 19075

MCGONIGLE KEVIN J

MCGONIGLE KEVIN & MUSTIN MARGARET M
308 WISCHMAN AVE
ORELAND PA 19075

WEISS NATHAN & MICHELLE
304 WISCHMAN AVE
ORELAND PA 19075

CIRCOSTA CRAIG M & JANMARIE
228 WELDY AVE

ORELAND PA 19075

MCCUNE WILLIAM & SUSAN E
300 WISCHMAN AVE
ORELAND PA 19075

CARNEY JAMES F & SHARON W
216 WISCHMAN AVE
ORELAND PA 19075

CHANG RONALD K & CHRISTINA R
222 WELDY AVE

ORELAND PA 19075

FREEMAN JONATHAN C & ALYSON G
305 WISCHMAN AVE
ORELAND PA 19075

EASTON LINDA H & JOHN K III
231 BALA AVE

ORELAND PA 19075

ROOT WILLIAM D & JACQUELINE P
208 WISCHMAN AVE
ORELAND PA 19075

SCHULTZ STEVEN F & ELLEN F
218 WELDY AVE

ORELAND PA 19075

MCCARTHY FRANCES M
223 BALA AVE

ORELAND PA 19075

SIEBERT DONALD R & KRISTINE K
206 WISCHMANN AVE
ORELAND PA 19075

RAZZANO JOSEPH & WEBER MEREDITH
214 WELDY AVE

ORELAND PA 19075

TURKOT VICTOR & JEAN L
379 ROBERTS AVE

GLENSIDE PA 19038

BOYLE JOSEPH R & TIFFANY
221 BALA AVE

ORELAND PA 19075

WINNING JOSEPH F III & DANIELLE MARIE
215 BALA AVE

ORELAND PA 19075

HAAS B B & KRISTIN H

HAAS B BENJAMIN
208 WELDY AVE

ORELAND PA 19075

MCSHERRY JOHN F JR & LOUISE E
224 BALA AVE

ORELAND PA 19075

ASHMEAD WILLIAM B JR & JEANINE
202 WISCHMAN AVE
ORELAND PA 19075

PARTRIDGE BRYAN & GOODMAN REBECCA
209 WISCHMAN AVE
ORELAND PA 19075

CORVASCE JOSEPH & SARAH
200 WISCHMAN AVE
ORELAND PA 19075

TOMKO MARK A & LINDA P
222 BALA AVE

ORELAND PA 19075

CUCONATI ANDREA & LIPP ELIZABETH
204 WELDY AVE

ORELAND PA 19075

MAX JORDAN & WALLWORK AMY
300 ORLANDO AVE
ORELAND PA 19075

UPPER DUBLIN TOWNSHIP
801 LOCH ALSH AVE

FORT WASHINGTON PA 19034
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HAAS KRISTIN H
205 WISCHMAN AVE
ORELAND PA 19075

ROSENBERG ELYSSA K
216 BALA AVE

ORELAND PA 19075

MCLAUGHIN JASON R & MCLAUGHIN ANN P
201 WISCHMAN AVE
ORELAND PA 19075

LAVERY CAROL B TRUST
212 BALA AVE

ORELAND PA 19075

HANDORF CHARLES R II & ELIZABE

HANDORF CHARLES R II & ELIZABETH A
217 APEL AVE

ORELAND PA 19075

BOGGS THOMAS C & ELIZABETH L

BOGGS THOMAS C & ELIZABETH L
204 BALA AVE

ORELAND PA 19075

SHIVELY BRUCE W & JANE E
117 WISCHMAN AVE
ORELAND PA 19075

WITHERS CRYSTALE
115 WISCHMAN AVE
ORELAND PA 19075

FISHER DANIEL W
200 BALA AVE

ORELAND PA 19075

BRANNIGAN LINDSAY A & SEAN C
213 APEL AVE

ORELAND PA 19075

CIASULLO NICHOLAS F III & LAURIE J
113 WISCHMAN AVE
ORELAND PA 19075

ABBOUD REBECCA E & BROWN LOGAN
222 APEL AVE

ORELAND PA 19075

RAISCH JAMES J & SUE ELLEN
206 ORLANDO AVE
ORELAND PA 19075

MURRAY NICHOLAS A & JENNIFER L
213 TWINING RD

ORELAND PA 19075

PENNINGTON LINDSEY MAKOFKA &
218 APEL AVE

ORELAND PA 19075

CHADWICK MARK & CLEMENS SHELLEY
211 APEL AVE

ORELAND PA 19075

MYERS MARY ELLEN
210 APEL AVE

ORELAND PA 19075

POWELL MARGARET H
211 TWINING RD

ORELAND PA 19075

MCANESPEY ROBERT F & LINDA N
215 ORLANDO AVE
ORELAND PA 19075

PELLETIER MARC P
204 ORLANDO AVE
ORELAND PA 19075

MOLZ CHRISTOPHER
120 ORLANDO AVE
ORELAND PA 19075

PISTILLI CHARLES R & KRISTINA

PISTILLI CHARLES R & KRISTINA A
209 TWINING RD

ORELAND PA 19075

RUBIN MARJORIE M
205 ORLANDO AVE
ORELAND PA 19075

OTERI BRYAN GERALD & LIEBER LAUREN 
LEE

118 ORLANDO AVE
ORELAND PA 19075

BURKE THOMAS J & ANITA C
207 TWINING RD

ORELAND PA 19075

OBRIEN STEPHEN & OBRIEN MARY
127 APEL AVE

ORELAND PA 19075

SCHEPIS JOSEPH
112 ORLANDO AVE
ORELAND PA 19075
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EBNER MICHAEL & CYNTHIA L
205 TWINING RD

ORELAND PA 19075

THUL CHRISTINE D
203 TWINING RD

ORELAND PA 19075
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11,250

Part A - Building Coverage
EXISTING Length Width Square Feet Notes / Removals / Reductions

BUILDING & IMPERVIOUS COVERAGE FORM
Property Location: 205 Wischman Avenue, Oreland, PA 19075 Date: April 2, 2026

Zoning District: A Owner Name: Kristin H. Haas Lot Size:

House n/a n/a 1,686                            Existing House to remain (-199 Demo'd)
Garage
Shed n/a n/a 84                                  Existing Shed to TBR (-84 Demo'd)
Gazebo

NEW / ADDITIONS - SEE REQUIREMENTS ON PAGE 1 FOR STORMWATER MANAGEMENT:
Exiting House TBR n/a n/a (199)                              Existing portion to be removed

Covered Patio

Proposed Addition n/a n/a 658                                Proposed addition

New Shed n/a n/a 160                                New Shed
Shed TBR n/a n/a (84)                                 Old Shed to be removed

TOTAL - PART A: 2,305                            

TOTAL - PART A: 2,305                           ÷ Lot Size: 11,250                     =
% of Building

Coverage:
20.49%

Part B - Impervious Coverage
EXISTING Length Width Square Feet Notes / Removals / Reductions

Driveway n/a n/a 842                                Driveway to remain
Front Walk n/a n/a 134                                Front walkway
Patio n/a n/a 331                                Existing patio with 31 SF to be removed
Deck
Sports Court
Pool (Water Surface)

NEW / ADDITIONS - SEE REQUIREMENTS ON PAGE 1 FOR STORMWATER MANAGEMENT:

Pool (Decking)
Misc/Walls/Brick n/a n/a 178                                Misc to be removed (-106 Demo'd)

Existing Patio TBR n/a n/a (31)                                 Area of ex. patio to be removed
Misc/Walls/Brick n/a n/a (106)                              

TOTAL - PART B: 1,348                            

TOTAL - PART B: 1,348                           ÷ Lot Size: 11,250                     = % of Impervious
Surface:

11.98%

% of Building
Coverage from
Part A Above:

20.49% +
% of Impervious

Surface from
Part B Above:

11.98% =
TOTAL % OF

IMPERVIOUS AREA
32.47%

The above information has been completed to the best of my knowledge.
Chad W. Brensinger, PE cbrensinger@ceshoemaker.com 215-887-2165
Completed by (Printed Name)

Page 2 of 2 - Building & Impervious Coverage Form - Rev 4/29/2025

Email Address Phone

April 2, 2026
Signature of Person Completing Form Date
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March 22, 2026

Dear Members of the Upper Dublin Township Board,

I am writing as a resident of Upper Dublin Township and the next-door neighbor

of Kristin Haas, who resides at 205 Wischman Ave in Oreland.

I would like to express my full support for her application for a variance to
construct a small addition to her home to accommodate an in-law suite for her

mother.

As her immediate neighbor, I have had the opportunity to understand both the
intent and scope of this project. This addition is not intended for commercial use

or increased density, but rather to support a family need allowing her mother to

live safely and comfortably while remaining dose to her family. I believe this

reflects the kind of thoughtful, family-centered use of property that strengthens

our community.

From my perspective, the proposed addition is reasonable in scale and

consistent with the character of our neighborhood. I do not have concerns about

its impact on the surrounding properties, and I believe it will be a respectful and

welNntegrated improvement to the home.

Thank you for your time and consideration of this request. Please feel free to

contact me if any additional information would be helpful.

Sincerely,

Ann McLaughlin
201 Wischman Ave
Oreland, PA

anniepmclaughlin@gmail.com
215-803-1079
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Zoning Hearing Board Agenda Item Report
Meeting Date:  April 27, 2026
Agenda Section:  #2642 500 Willow LLC for the property at 500 Willow Avenue, Ambler, PA 19002

Subject:
requests a variance from Section 255-153 to permit a 21.53 square foot sign in a residential district.
The Property is Zoned A-Residential. Potential vote upon Application #2642.

Attachments:
1. #2642 application redacted.pdf

2. #2642- Waiver of Time.pdf

3. #2642- deed.pdf

4. #2642 receipt.pdf

5. #2642 letter and labels.pdf

6. #2642- posted notice and photo.pdf

7. #2642 -Plan Set.pdf
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https://upperdublin.granicus.com/services/legistar/download/pdf/4061887/1.__2642_application_redacted.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061888/2.__2642-_Waiver_of_Time.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061889/3.__2642-_deed.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061890/4.__2642_receipt.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061891/5.__2642_letter_and_labels.pdf
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https://upperdublin.granicus.com/services/legistar/download/pdf/4061893/7.__2642_-Plan_Set.pdf
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1

McGrath, Riley

From: Stacey Connell <sconnell@metro-vet.com>
Sent: Friday, March 13, 2026 2:26 PM
To: McGrath, Riley
Cc: Riley Rager
Subject: Re: Waiver of Time for ZHB meeting

CAUTION: [This is an External Email. Do not click links or open attachments unless you recognize the sender and know the content is safe].   

 
Please accept this letter as a request to postpone the hearing on the Application #2642 for the Property at 500 
Willow Ave. until the April 27, 2026 meeting.  We understand the application will not appear on the Upper Dublin 
Township Zoning Hearing Board hearing date of March 30, 2026 
 
Please also accept this letter as a grant of a waiver of the timeframes prescribed by the Municipalities Planning 
Code (Section 908 (1.2) Hearings) and the Upper Dublin Township Zoning Ordinance within which the Zoning 
Hearing Board must conduct a hearing on the Application.   
 
Thank you! 
Stacey Connell 
 
 
 
 
 
 
 

 
 
 

From: McGrath, Riley <RMcGrath@upperdublin.net> 
Sent: Friday, March 13, 2026 2:19 PM 
To: Stacey Connell <sconnell@metro-vet.com> 
Cc: Riley Rager <Riley@reedsign.com> 
Subject: Waiver of Time for ZHB meeting 
  
Good afternoon, 
  
Riley mentioned that you would be unavailable for the meeting in March. We would just need a waiver of time 
from you. I am going to copy the language below and you can just copy and paste it into an email reply to me. 
  
Also something I forgot to mention to Riley is that with legal representation, the property owner doesn’t need 
to attend, just the lawyer can. 
  
Let me know if you have any questions about this. Thanks! 
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Waiver of time: 
  
Please accept this letter as a request to postpone the hearing on the Application #2642 for the Property at 500 
Willow Ave. until the April 27, 2026 meeting.  We understand the application will not appear on the Upper 
Dublin Township Zoning Hearing Board hearing date of March 30, 2026 
 
Please also accept this letter as a grant of a waiver of the timeframes prescribed by the Municipalities Planning 
Code (Section 908 (1.2) Hearings) and the Upper Dublin Township Zoning Ordinance within which the Zoning 
Hearing Board must conduct a hearing on the Application.   
  
  
RILEY MCGRATH (she/they) 
Zoning Officer and Planning Coordinator 
Upper Dublin Township 
801 Loch Alsh Avenue, Fort Washington, PA 19034 
 
O   215.643.1600 x3213 
E   rmcgrath@upperdublin.net 
W  www.upperdublin.net 
  

 
  
Confidentiality Notice: This e-mail message, including any attachments, is for the sole use of the 
intended recipient(s) and may contain confidential and privileged information. Any unauthorized review, 
use, disclosure, forwarding, or distribution is prohibited. If you are not the intended recipient, please 
contact the sender by reply e-mail and destroy all copies of the original message. 
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Upper Dublin Township

$1,500.00 Paid

Via Check #32456
Note: ZHB-2642

Reed Sign Company
February 27, 2026

Zoning Payment $1,500.00
PAY-26-7 - General Payments

(Zoning Fee) Zoning Hearing Board Application $1,500.00

No processing fees

Total paid $1,500.00

Powered by OpenGov

Receipt number #795
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UPPER DUBLIN 
TOWNSHIP 

801 Loch Alsh Ave 
Fort Washington, PA 19034 

Phone: (215) 643-1600 
Fax: (215) 542-0797 

www.upperdublin.net 

NOTICE OF PUBLIC HEARING 

Notice is hereby given that the Zoning Hearing Board of Upper Dublin Township Board Room, 
801 Loch Alsh Avenue, Fort Washington, PA 19034 on April 27, 2026, at 7:30 PM. During 
this meeting an application concerning the following will be heard: 

#2642 500 Willow LLC for the property at 500 Willow Avenue, Ambler, PA 19002 requests a 
variance from Section 255-153 to permit a 21.53 square foot sign in a residential district. The 
Property is Zoned A-Residential. Potential vote upon Application #2642. 

All letters, emails and other writings from neighbors or citizens, whether of support or 
opposition, must be received by the Township by the end of the business day immediately 
preceding the day of the hearing, otherwise they will not be recognized at such hearing. 
All written public comments may be emailed to meeting(&upperdublin.net.  Those emails must 
be addressed to the Zoning Hearing Board in the subject line and your full name and address 
must be included in the body of the email. Anyone with questions must attend the hearings in 
person. In-person public comments are limited to no more than 5 minutes for each speaker. 

If you are a person with a disability and wish to attend the hearing scheduled for this date and 
require an auxiliary aid, service, or other accommodation to participate in the proceedings, please 
contact the Township at (215) 643-1600 to discuss how Upper Dublin Township may best 
accommodate your needs. 

A copy of the application is on file in the Community Planning & Zoning Department and may 
be seen upon request. 

By Order of the Zoning Hearing Board. 

Riley McGrath  
Zoning Officer & Planning Coordinator 
215-643-1600 ex. 3213 
rmcgrathAupperdublin.net  

Note: There is a 30 day period after the date of the decision for an aggrieved person to file an 
appeal in court to contest an approval by the Zoning Hearing Board. Applicants that take action 
on a Zoning Hearing Board Approval during the 30 day appeal period do so at their own risk. 

Advertisement Dates: Sunday, April 12, and Sunday, April 19, 2026 Ambler Gazette 
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GOMEZ AMY L 

204 ANDERSON LN 

AMBLER, PA 19002 
 

 PUTNEY H A CHRISTINE 

208 ANDERSON LN 

AMBLER, PA 19002 
 

 CONWAY MATTHEW M 

205 ANDERSON LN 

AMBLER, PA 19002 
 

KRAJACIC AMY & MILKOWSKI DAVID 

211 ANDERSON LN 

AMBLER, PA 19002 
 

 HECKLER GORDON PHILLIP 

208 N BETHLEHEM PIKE 

AMBLER, PA 19002 
 

 BRUNO ANTHONY F & CONSTANCE 
M 

206 N BETHLEHEM PIKE 

AMBLER, PA 19002 
 AMATON LEONARDO 

176 N BETHLEHEM PIKE 

AMBLER, PA 19002 
 

 SAVERTSENKO VIKTOR 

170 N BETHLEHEM PIKE 

AMBLER, PA 19002 
 

 STEPHANO BROS REAL EST INV 

150 N BETHLEHEM PIKE 

AMBLER, PA 19002 
 

NIESEN FRANK H & KATHERINE S 

201 CHERRY LN 

AMBLER, PA 19002 
 

 BEYER GREGORY J 

441 EDGEWOOD DR 

AMBLER, PA 19002 
 

 MCFARLAND CARL & GAIL 

443 EDGEWOOD DR 

AMBLER, PA 19002 
 

OZGA ROBERT F & THERESA P 

447 EDGEWOOD DR 

AMBLER, PA 19002 
 

 MACGEORGE KYLE J & LINDSAY G 

451 EDGEWOOD DR 

AMBLER, PA 19002 
 

 WATSON CEDRIC DARRYL 

455 EDGEWOOD DR 

AMBLER, PA 19002 
 

BEIGEL TIM & LISA 

459 EDGEWOOD DR 

AMBLER, PA 19002 
 

 ROCCO ROBERT G & ARLYN L 

444 EDGEWOOD DR 

AMBLER, PA 19002 
 

 PATTERSON KATIE E 

448 EDGEWOOD DR 

AMBLER, PA 19002 
 

GRAY ROBERT 

452 EDGEWOOD DR 

AMBLER, PA 19002 
 

 BRADSHAW THOMAS SR & OLETHIA 

467 TENNIS AVE 

AMBLER, PA 19002 
 

 BIGGS DAWN G 

473 TENNIS AVE 

AMBLER, PA 19002 
 

KELLER KENNETH A 

448 TENNIS AVE 

AMBLER, PA 19002 
 

 DOUGHERTY ALTHEA & MARC E 

452 TENNIS AVE 

AMBLER, PA 19002 
 

 PETZOLD KEVIN J & CAILINE E 

456 TENNIS AVE 

AMBLER, PA 19002 
 

RASMUSSEN REBECCA ROSE 

460 TENNIS AVE 

AMBLER, PA 19002 
 

 LIEDTKE PAUL 

464 TENNIS AVE 

AMBLER, PA 19002 
 

 STELLATO JOSEPH M & KATHLEEN 

468 TENNIS AVE 

AMBLER, PA 19002 
 

LOVE DAVID 

501 TENNIS AVE 

AMBLER, PA 19002 
 

 LISTA JEREMY & SCHMITZ THERESA 

503 TENNIS AVE 

AMBLER, PA 19002 
 

 MAYO MARCUS & NICOLE 

1101 HAGUES MILL RD 

AMBLER, PA 19002 
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WALLACE CHRISTOPHER G 

1509 BETHLEHEM PIKE 

AMBLER, PA 19002 
 

 GEPPERT DAVID A & DONNA 

501 WILLOW AVE 

AMBLER, PA 19002 
 

 500 WILLOW LLC 

500 WILLOW AVE 

AMBLER, PA 19002 
 

AZIZI KHOSROW A/K/A 

500 TENNIS AVE 

AMBLER, PA 19002 
 

 PANEBIANCO JOY 

504 TENNIS AVE 

AMBLER, PA 19002 
 

 NOBLE PHILIP R & KIM A 

508 TENNIS AVE 

AMBLER, PA 19002 
 

MCGARVEY PETER J & MCCABE 

503 WILLOW AVE 

AMBLER, PA 19002 
 

 KIEFFER JOSEPH C & MARGARET L 

505 WILLOW AVE 

AMBLER, PA 19002 
 

 SCHMIDT JOHN M & STEINWACHS 

504 WILLOW AVE 

AMBLER, PA 19002 
 

HOUPT MELISSA B 

506 WILLOW AVE 

AMBLER, PA 19002 
 

 WALLACE WILLIAM D & SUSAN 

510 WILLOW AVE 

AMBLER, PA 19002 
 

 UTSINGER PETER D & DEBORAH P 

100 WILLOWMERE LN 

AMBLER, PA 19002 
 

ROWLAND DAVID B 

101 WILLOWMERE LN 

AMBLER, PA 19002 
 

 RYAN TONI M 

102 WILLOWMERE LN 

AMBLER, PA 19002 
 

 COLLIER RICHARD JR & CAROL R 

103 WILLOWMERE LN 

AMBLER, PA 19002 
 

MASS LAWRENCE D 

200 WILLOWMERE LN 

AMBLER, PA 19002 
 

 DALE LINDA L 

201 WILLOWMERE LN 

AMBLER, PA 19002 
 

 LEWIS CECIL C & PATRICIA L 

202 WILLOWMERE LN 

AMBLER, PA 19002 
 

BANTON WILLIAM LANCE JR & 

203 WILLOWMERE LN 

AMBLER, PA 19002 
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Zoning Hearing Board Agenda Item Report
Meeting Date:  April 27, 2026
Agenda Section:  #2645 Debra and Joseph Geoghan of 749 Castlewood Drive, Dresher, PA 19025

Subject:
request a variance from Section 255-43.1.A(2) to allow for a 39.9 foot front yard setback where 50 feet
is required. The Property is Zoned A-1 Residential. Potential vote upon Application #2645.

Attachments:
1. #2645 application redacted.pdf

2. #2645 deed.pdf

3. #2645 receipt.pdf

4. #2645 letter and labels.pdf

5. #2645 posted notice and photo.pdf

6. #2645 plans.pdf

7. #2646 property photos.pdf

55

https://upperdublin.granicus.com/services/legistar/download/pdf/4061906/1.__2645_application_redacted.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061907/2.__2645_deed.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061908/3.__2645_receipt.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061909/4.__2645_letter_and_labels.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061910/5.__2645_posted_notice_and_photo.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061911/6.__2645_plans.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061912/7.__2646_property_photos.pdf
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eCertified copy of recorded # 2025036459 (page 1 of 5)
Montgomery County Recorder of Deeds

Digitally signed 03/02/2026 by montgomery.county.rod@govos.com

Certified and Digitally Signed
Validation may require Adobe 'Windows Integration'
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eCertified copy of recorded # 2025036459 (page 2 of 5)
Montgomery County Recorder of Deeds 63



eCertified copy of recorded # 2025036459 (page 3 of 5)
Montgomery County Recorder of Deeds 64



eCertified copy of recorded # 2025036459 (page 4 of 5)
Montgomery County Recorder of Deeds 65



eCertified copy of recorded # 2025036459 (page 5 of 5)
Montgomery County Recorder of Deeds 66
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UPPER DUBLIN 
TOWNSHIP 

801 Loch Alsh Ave 

Fort Washington, PA 19034 
Phone: (215) 643-1600 

Fax: (215) 542-0797 

www.upperdublin.net 

NOTICE OF PUBLIC HEARING 

Notice is hereby given that the Zoning Hearing Board of Upper Dublin Township Board Room, 
801 Loch Alsh Avenue, Fort Washington, PA 19034 on April 27, 2026, at 7:30 PM. During 
this meeting an application concerning the following will be heard: 

#2645 Debra and Joseph Geoghan of 749 Castlewood Drive, Dresher, PA 19025 request a 
variance from Section 255-43.1.A(2) to allow for a 39.9 foot front yard setback where 50 feet is 
required. The Property is Zoned A-1 Residential. Potential vote upon Application #2645. 

All letters, emails and other writings from neighbors or citizens, whether of support or 
opposition, must be received by the Township by the end of the business day immediately 
preceding the day of the hearing, otherwise they will not be recognized at such hearing. 
All written public comments may be emailed to meeting(&upperdublin.net.  Those emails must 
be addressed to the Zoning Hearing Board in the subject line and your full name and address 
must be included in the body of the email. Anyone with questions must attend the hearings in 
person. In-person public comments are limited to no more than 5 minutes for each speaker. 

If you are a person with a disability and wish to attend the hearing scheduled for this date and 
require an auxiliary aid, service, or other accommodation to participate in the proceedings, please 
contact the Township at (215) 643-1600 to discuss how Upper Dublin Township may best 
accommodate your needs. 

A copy of the application is on file in the Community Planning & Zoning Department and may 
be seen upon request. 

By Order of the Zoning Hearing Board. 
Riley McGrath 
Zoning Officer & Planning Coordinator 
215-643-1600 ex. 3213 
rmcgrath@upperdublin.net  

Note: There is a 30 day period after the date of the decision for an aggrieved person to file an 
appeal in court to contest an approval by the Zoning Hearing Board. Applicants that take action 
on a Zoning Hearing Board Approval during the 30 day appeal period do so at their own risk. 

Advertisement Dates: Sunday, April 12, and Sunday, April 19, 2026 Ambler Gazette 
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LIN CALVIN TAO 

728 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 FISHMAN DANIEL & WILDMAN AMANDA 

732 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 KAUFMAN ALEX & DEBBIE 

736 CASTLEWOOD DR 

DRESHER, PA 19025 
 

SEIDMAN RHONDA P & MICHAEL J 

740 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 DWOSKIN HOWARD P & LINDA B 

744 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 LIN QIAN & WANG JING NA 

748 CASTLEWOOD DR 

DRESHER, PA 19025 
 

ANNINOS PETER J JR & SUZANNE A 

752 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 BURMAN SUDHIR & SNEH P 

821 REDGATE RD 

DRESHER, PA 19025 
 

 CRUICE DANNY 

729 CASTLEWOOD DR 

DRESHER, PA 19025 
 

WITTENSTEIN MARK N & AMY H 

733 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 BLITZER SANFORD J & AMY R 

737 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 MOSS MICHAEL & WEISSMAN TEMMA 

741 CASTLEWOOD DR 

DRESHER, PA 19025 
 

KIM STEPHEN H & JENNIFER M 

745 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 GEOGHAN DEBRA & JOSEPH 

749 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 LEWIN RACHEL & GROSS COREY 

753 CASTLEWOOD DR 

DRESHER, PA 19025 
 

HELFAND SARAH & ALEX 

757 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 KINDLICK TORY DAVID & 

761 CASTLEWOOD DR 

DRESHER, PA 19025 
 

 ENCLAVE AT THE PROMENADE 

CONCOURSE BLVD 

DRESHER, PA 19025 
 

BLANK MICHAEL R & RANDE F 

721 EASTWIND CIR 

DRESHER, PA 19025 
 

 ADONI MURRAY R & DEVORA L 

725 EASTWIND CIR 

DRESHER, PA 19025 
 

 SPIRT ANDREW R & TRACEY J 

729 EASTWIND CIR 

DRESHER, PA 19025 
 

MAYERS JOSEPH B & GAIL R 

808 REDGATE RD 

DRESHER, PA 19025 
 

 MCCARTHY SEAN P & DANIELLE M 

812 REDGATE RD 

DRESHER, PA 19025 
 

 ZIMMERMAN ZACHARY 

816 REDGATE RD 

DRESHER, PA 19025 
 

BRENNER ANDREW & KAREN 

820 REDGATE RD 

DRESHER, PA 19025 
 

 KAZATSKY ERIC & ROBYN D 

824 REDGATE RD 

DRESHER, PA 19025 
 

 FARBER WILLIAM 

805 REDGATE RD 

DRESHER, PA 19025 
 

MINTZ RICHARD I & MARY TERESA 

809 REDGATE RD 

DRESHER, PA 19025 
 

 PARTHIPAN LOGANATHAN & 
SUMATHY 

813 REDGATE RD 

DRESHER, PA 19025 
 

 YOHLIN JOSEPH M & PAMELA J 

817 REDGATE RD 

DRESHER, PA 19025 
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HALL RAKIN & MAKAYLA 

825 REDGATE RD 

DRESHER, PA 19025 
 

 YUSCHAK JAMES V & SUSAN L 

829 REDGATE RD 

DRESHER, PA 19025 
 

 SILVERMAN ROBERT & ALISON 

833 REDGATE RD 

DRESHER, PA 19025 
 

STEINBERG HILARY C 

837 REDGATE RD 

DRESHER, PA 19025 
 

 BT WELSH TLC-REEDMAN LLC 

2101 WELSH RD 

DRESHER, PA 19025 
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Zoning Hearing Board Agenda Item Report
Meeting Date:  April 27, 2026
Agenda Section:  #2646 Apex Padel Club, LLC of 2929 Walnut Street in Philadelphia, PA 19104 for the
property at 1300 Virginia Drive, Fort Washington, PA 19034

Subject:
requests variances for parking from Section 255-136 to authorize shared parking between 1300 and
1301 Virginia Drive and from Section 255-136.C to allow for a 25% reduction in the parking required. In
the alternative, the applicant requests a variance from Section 255-135.C(5)(a) to allow for 313 parking
spaces at 1301 Virginia where 416 spaces is required and a variance from section 255-294.D to allow
279 spaces at 1300 Virginia Drive where 437 spaces is required. The applicant is also requesting
dimensional variances from Section 255-293.B(2) to allow 70.13% impervious coverage where the
maximum allowed is 60%, from Section 255-294.A(2) to allow legally nonconforming off-street parking
on 1301 Virginia to become part of 1300 Virginia, a variance from Section 255-294.A(3) to allow for a 0
foot side yard setback for off-street parking between 1300 and 1301 Virginia Drive and from Section
255-293.A(3)(a) to allow for a front yard setback of 49.33 feet from Susquehanna Road, where the
minimum allowed is 60 feet. In addition, the Applicant requests any other relief and/or approvals
determined to be necessary to afford the requested relief and allow the proposed development. The
Property is Zoned GFW- Greater Fort Washington. Potential vote upon Application #2646

Attachments:
1. #2646- Application redacted.pdf

2. #2646 deed.pdf

3. #2646 receipt.pdf

4. #2646 letter and labels.pdf

5. #2646 - posted notice and photo.pdf

6. #2646 building and impervious forms.pdf

7. #2646 site plans.pdf

8. #2646 parking evaluation and plans.pdf

9. #2646 app cover letter.pdf

10. #2646 letter of authorization.pdf

11. #2646- email.pdf
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https://upperdublin.granicus.com/services/legistar/download/pdf/4061919/1.__2646-_Application_redacted.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061920/2.__2646_deed.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061921/3.__2646_receipt.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061922/4.__2646_letter_and_labels.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061923/5.__2646_-_posted_notice_and_photo.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061924/6.__2646_building_and_impervious_forms.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061925/7.__2646_site_plans.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061926/8.__2646_parking_evaluation_and_plans.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061927/9.__2646_app_cover_letter.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4061928/10.__2646_letter_of_authorization.pdf
https://upperdublin.granicus.com/services/legistar/download/pdf/4063056/11.__2646-_email.pdf
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UPPER DUBLIN 
TOWNSHIP 

801 Loch Alsh Ave 

Fort Washington, PA 19034 

Phone: (215) 643-1600 

Fax: (215) 542-0797 

www.upperdublin.net 

NOTICE OF PUBLIC HEARING 

Notice is hereby given that the Zoning Hearing Board of Upper Dublin Township Board Room, 801 Loch 
Alsh Avenue, Fort Washington, PA 19034 on April 27, 2026, at 7:30 PM. During this meeting an 
application concerning the following will be heard: 

#2646 Apex Padel Club, LLC of 2929 Walnut Street in Philadelphia, PA 19104 for the property at 1300 
Virginia Drive, Fort Washington, PA 19034 requests variances for parking from Section 255-136 to 
authorize shared parking between 1300 and 1301 Virginia Drive and from Section 255-136.C to allow for 
a 25% reduction in the parking required. In the alternative, the applicant requests a variance from Section 
255-135.C(5)(a) to allow for 313 parking spaces at 1301 Virginia where 416 spaces is required and a 
variance from section 255-294.D to allow 279 spaces at 1300 Virginia Drive where 437 spaces is 
required. The applicant is also requesting dimensional variances from Section 255-293.B(2) to allow 
70.13% impervious coverage where the maximum allowed is 60%, from Section 255-294.A(2) to allow 
legally nonconforming off-street parking on 1301 Virginia to become part of 1300 Virginia, a variance 
from Section 255-294.A(3) to allow for a 0 foot side yard setback for off-street parking between 1300 and 
1301 Virginia Drive and from Section 255-293.A(3)(a) to allow for a front yard setback of 49.33 feet 
from Susquehanna Road, where the minimum allowed is 60 feet. In addition, the Applicant requests any 
other relief and/or approvals determined to be necessary to afford the requested relief and allow the 
proposed development. The Property is Zoned GFW- Greater Fort Washington. Potential vote upon 
Application #2646 

All letters, emails and other writings from neighbors or citizens, whether of support or opposition, must 
be received by the Township by the end of the business day immediately preceding the day of the hearing, 
otherwise they will not be recognized at such hearing. 
All written public comments may be emailed to meetingAupperdublin.net.  Those emails must be 
addressed to the Zoning Hearing Board in the subject line and your full name and address must be 
included in the body of the email. Anyone with questions must attend the hearings in person. In-person 
public comments are limited to no more than 5 minutes for each speaker. 

If you are a person with a disability and wish to attend the hearing scheduled for this date and require an 
auxiliary aid, service, or other accommodation to participate in the proceedings, please contact the 
Township at (215) 643-1600 to discuss how Upper Dublin Township may best accommodate your needs. 

A copy of the application is on file in the Community Planning & Zoning Department and may be seen 
upon request. 

By Order of the Zoning Hearing Board.
Riley McGrath 12"Y 

Zoning Officer & Planning Coordinator 
215-643-1600 ex. 3213 
rmcgrath@upperdublin.net 

Note: There is a 30 day period after the date of the decision for an aggrieved person to file an appeal in 
court to contest an approval by the Zoning Hearing Board. Applicants that take action on a Zoning 
Hearing Board Approval during the 30 day appeal period do so at their own risk. 

Advertisement Dates: Sunday, April 12, and Sunday, April 19, 2026—Ambler Gazette 

97



BROOKWOOD PHILADELPHIA I LLC 

138 Conant Dr 

Beverly, MA 01915 
 

 KSMA LP 

2001 State Hill Rd Ste 205 

Wyomissing, PA 19610 
 

 MAPLEWOOD-VIRGINIA LLLP 

1300 VIRGINIA DR 

FORT WASHINGTON, PA 19036 
 

MAPLEWOOD 1301 LLC 

1301 VIRGINIA DR 

FORT WASHINGTON, PA 19037 
 

 SPIRIT REALTY LP 

3161 Michelson Dr Ste 600 

FORT WASHINGTON, PA 19038 
 

 HEENAN ROBERT T 

1375 VIRGINIA DR 

Irvine, CA 92612 
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Upper Dublin Township 
Code Enforcement Department 
370 Commerce Drive 
Fort Washington, PA  19034 
Phone: (215) 643-1600 x8070 
Email: permits@upperdublin.net 
Website: www.upperdublin.net 
 

BUILDING & IMPERVIOUS 
COVERAGE FORM 

 

Page 1 of 2 – Building & Impervious Coverage Form - REV 4/29/2025 

Impervious surfaces (anything covered by impenetrable materials such as asphalt, concrete, brick, stone, rooftops, pools, etc.) are an 
environmental concern because, with their construction, they eliminate rainwater infiltration and natural groundwater recharge.  
Therefore, in order to calculate the Total Impervious Area (TIA) of your property, please use the information below to complete the 
chart on Page 2. 
 
FOR INFORMATION ON YOUR BUILDING COVERAGE: 

 Unverified information regarding your property can be found on Montgomery County’s website 
(https://propertyrecords.montcopa.org).  Information in regard to the lot size, accessory structures, plot plan, and building 
coverage may be available, however, will need to be verified prior to the completion of the form. 

 LOT SIZE:  Once you are at your property location, under the Profile section, you can find an approximation of your lot size.  
You should have your property surveyed to determine the exact size of your lot. 

 ACCESSORY STRUCTURES:  Check for any accessory structures which may have been reported.  All sheds, patios, pools, etc. 
will need to be indicated on the application and forms. 

 PLOT PLAN:  Under the Map section, you can print a copy of your property boundaries. Depending on the complexity of 
your application, a separate plot plan prepared by a surveyor or engineer may be required. Your plot plan should include a 
scaled drawing of your property with all improvements, setbacks, contours, existing easements, and other relevant 
information. 

 BUILDING COVERAGE:  Under the Sketch section there is information regarding dimensions of your house which can be 
added together.  Garage information (FrGar) should be added under the “Garage” section.  If information is provided for 
“CONCRETE PATIO” please include under Part B – Impervious Surface.  ADD OR ADJUST INFORMATION AS NECESSARY. 

 
FOR INFORMATION ON YOUR ZONING DISTRICT: 

 Go to www.upperdublin.net > Government > Community Planning & Zoning > Documents > 2019 Zoning Map 
 
STORMWATER MANAGEMENT REQUIREMENTS FOR NEW IMPERVIOUS SURFACES: 

 400 sq. ft. or more of new impervious surface:  stormwater management is required (seepage bed or rain garden required) 
 700 sq. ft. or greater of new impervious surface:  a stormwater management plan designed and signed and sealed by a 

licensed professional is required 
 Alternate systems will be considered—contact the Township Engineer at 215-643-1600 x3372 

Zoning District Building Coverage Impervious Coverage 
A Residential 15% 25% 
A1 and A2 Residential 15% 25% 
B Residential 20% 30% 
C Residential 20% 30% 
NH Residential 20% 35% 
MD Multi-Dwelling - 40% 
MRD Mixed Residential - 35% 
OC Office Center 20%-40% 60% 
M Motel 20% 60% 
RE Recreation 9% 15% 
AHS Apartment House 15% 60% 
INST Institutional 20% 60% 
CR Commercial Retail 25% 75% 
SC Shopping Center 15% 75% 
MHD Mobile Home 35% 60% 
EC Employment Center *See Section 255-115B (1) and (2) 
GFW Greater Fort Washington *See Section 255-293.B (1) and (2) 
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Completed by (Printed Name) Email Address Phone

Signature of Person Completing Form Date
Page 2 of 2 - Building & Impervious Coverage Form - REV 4/29/2025

Total - Part A:

Notes / Removals / Reductions
House

Gazebo
Shed

NEW / ADDITIONS - SEE REQUIREMENTS ON PAGE 1 FOR STORMWATER MANAGEMENT:

BUILDING & IMPERVIOUS COVERAGE FORM

Property Location: Date:

TOTAL - PART A:

EXISTING Length Width Square Feet

EXISTING Length Width Square Feet

Garage

Notes / Removals / Reductions
Driveway

Patio
Walkways

Pool (Water Surface)

Deck

Pool (Decking)

% of Building 

Coverage from 

Part A Above:

% of Impervious 

Surface from 

Part B Above:

TOTAL - PART B:

NEW / ADDITIONS - SEE REQUIREMENTS ON PAGE 1 FOR STORMWATER MANAGEMENT:

Total - Part B: ÷ Lot Size: =
% of Impervious 

Surface:

The above information has been completed to the best of my knowledge.

+ =

Zoning District: Owner Name: Lot Size:

Part A - Building Coverage

Part B - Impervious Surface

÷ Lot Size: =
% of Building 

Coverage:

TOTAL % OF

IMPERVIOUS AREA

Sports Court

1300 Virginia Drive

GFW Maplewood-Virginia LLLP & 
Maplewood 1301, LLC

3/23/2026

EXISTING: 7.71 AC
PROPOSED: 9.15 AC

Other: Office Bldg. 26,522

N/A
N/A
N/A
N/A

Recreation Facility

212 125

56,571

30,049119 252

Paved parking and ex. bldg. access

101

56,571 398,777 14.19%

156,421

Proposed building access

41.04%163,679 398,777

Existing parking area from Lot 1301
893

6,365

163,679

761206

5179

14.19% 55.23%

63

41.04%

Katherine Laub klaub@akrf.com 267-585-4870

3/23/2026
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Upper Dublin Township 
Code Enforcement Department 
370 Commerce Drive 
Fort Washington, PA  19034 
Phone: (215) 643-1600 x8070 
Email: permits@upperdublin.net 
Website: www.upperdublin.net 
 

BUILDING & IMPERVIOUS 
COVERAGE FORM 

 

Page 1 of 2 – Building & Impervious Coverage Form - REV 4/29/2025 

Impervious surfaces (anything covered by impenetrable materials such as asphalt, concrete, brick, stone, rooftops, pools, etc.) are an 
environmental concern because, with their construction, they eliminate rainwater infiltration and natural groundwater recharge.  
Therefore, in order to calculate the Total Impervious Area (TIA) of your property, please use the information below to complete the 
chart on Page 2. 
 
FOR INFORMATION ON YOUR BUILDING COVERAGE: 

 Unverified information regarding your property can be found on Montgomery County’s website 
(https://propertyrecords.montcopa.org).  Information in regard to the lot size, accessory structures, plot plan, and building 
coverage may be available, however, will need to be verified prior to the completion of the form. 

 LOT SIZE:  Once you are at your property location, under the Profile section, you can find an approximation of your lot size.  
You should have your property surveyed to determine the exact size of your lot. 

 ACCESSORY STRUCTURES:  Check for any accessory structures which may have been reported.  All sheds, patios, pools, etc. 
will need to be indicated on the application and forms. 

 PLOT PLAN:  Under the Map section, you can print a copy of your property boundaries. Depending on the complexity of 
your application, a separate plot plan prepared by a surveyor or engineer may be required. Your plot plan should include a 
scaled drawing of your property with all improvements, setbacks, contours, existing easements, and other relevant 
information. 

 BUILDING COVERAGE:  Under the Sketch section there is information regarding dimensions of your house which can be 
added together.  Garage information (FrGar) should be added under the “Garage” section.  If information is provided for 
“CONCRETE PATIO” please include under Part B – Impervious Surface.  ADD OR ADJUST INFORMATION AS NECESSARY. 

 
FOR INFORMATION ON YOUR ZONING DISTRICT: 

 Go to www.upperdublin.net > Government > Community Planning & Zoning > Documents > 2019 Zoning Map 
 
STORMWATER MANAGEMENT REQUIREMENTS FOR NEW IMPERVIOUS SURFACES: 

 400 sq. ft. or more of new impervious surface:  stormwater management is required (seepage bed or rain garden required) 
 700 sq. ft. or greater of new impervious surface:  a stormwater management plan designed and signed and sealed by a 

licensed professional is required 
 Alternate systems will be considered—contact the Township Engineer at 215-643-1600 x3372 

Zoning District Building Coverage Impervious Coverage 
A Residential 15% 25% 
A1 and A2 Residential 15% 25% 
B Residential 20% 30% 
C Residential 20% 30% 
NH Residential 20% 35% 
MD Multi-Dwelling - 40% 
MRD Mixed Residential - 35% 
OC Office Center 20%-40% 60% 
M Motel 20% 60% 
RE Recreation 9% 15% 
AHS Apartment House 15% 60% 
INST Institutional 20% 60% 
CR Commercial Retail 25% 75% 
SC Shopping Center 15% 75% 
MHD Mobile Home 35% 60% 
EC Employment Center *See Section 255-115B (1) and (2) 
GFW Greater Fort Washington *See Section 255-293.B (1) and (2) 
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Completed by (Printed Name) Email Address Phone

Signature of Person Completing Form Date
Page 2 of 2 - Building & Impervious Coverage Form - REV 4/29/2025

Total - Part A:

Notes / Removals / Reductions
House

Gazebo
Shed

NEW / ADDITIONS - SEE REQUIREMENTS ON PAGE 1 FOR STORMWATER MANAGEMENT:

BUILDING & IMPERVIOUS COVERAGE FORM

Property Location: Date:

TOTAL - PART A:

EXISTING Length Width Square Feet

EXISTING Length Width Square Feet

Garage

Notes / Removals / Reductions
Driveway

Patio
Walkways

Pool (Water Surface)

Deck

Pool (Decking)

% of Building 

Coverage from 

Part A Above:

% of Impervious 

Surface from 

Part B Above:

TOTAL - PART B:

NEW / ADDITIONS - SEE REQUIREMENTS ON PAGE 1 FOR STORMWATER MANAGEMENT:

Total - Part B: ÷ Lot Size: =
% of Impervious 

Surface:

The above information has been completed to the best of my knowledge.

+ =

Zoning District: Owner Name: Lot Size:

Part A - Building Coverage

Part B - Impervious Surface

÷ Lot Size: =
% of Building 

Coverage:

TOTAL % OF

IMPERVIOUS AREA

Sports Court

1301 Virginia Drive

GFW Maplewood-Virginia LLLP & 
Maplewood 1301, LLC

3/23/2026

EXISTING: 7.76 AC
PROPOSED: 6.32 AC

26,507Other: Office Bldg.

N/A
N/A
N/A
N/A

213 124

26,507

Paved parking and ex. bldg. access

70.13%60.50%9.63%

60.50%275,234166,515

166,515

166,515

26,507 275,234 9.63%

185900

Katherine Laub klaub@akrf.com 267-585-4870

3/23/2026
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60 FT  FRONT YARD SETBACK

PROP. BUILDING
FFE UPPER LEVEL: 203
FFE LOWER LEVEL: 198
FOOTPRINT: 30,049 SF

GFA: 28,564 SF

35 FT SIDE YARD SETBACK

35 FT SIDE YARD SETBACK

35 FT SIDE YARD SETBACK

35 FT SIDE YARD SETBACK

60 FT FRONT YARD SETBACK

100-YR FLOODPLAIN
(1% ANNUAL CHANCE FLOOD HAZARD, ZONE AE)
(SEE NOTE 1)

EXIST. STORMWATER
OUTLET STRUCTURE

FEMA DELINEATED FLOODWAY
(REGULATORY FLOODWAY, ZONE AE)
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EXIST. BUILDING
1300 VIRGINIA DR
GFA: 104,000 SF

EXIST. BUILDING
1301 VIRGINIA DR
GFA: 104,000 SF
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PROPOSED PADEL CLUB BUILDING
FOOTPRINT: 30,020 SF
GFA: 28,263 SF

PROPOSED BUILDING TO RESULT IN
THE NET LOSS OF  127 PARKING
SPACES ON BOTH LOTS

EXISTING PARKING SPACE, TYP.

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

EXISTING STORM PIPE

EXISTING INLET

EXISTING LIGHT POLE

EXISTING TREE

EXISTING WATER SERVICE

EXISTING SANITARY SEWER

EXISTING ELECTRICAL SERVICE

EXISTING TELECOM LINE

EXISTING SANITARY SEWER CLEANOUT

EXISTING WATER VALVE
EXISTING FIRE HYDRANT

EXISTING TELECOM BOX

EXISTING UTILITY POLE

EXISTING STORM MANHOLE

EXISTING SANITARY SEWER MANHOLE

FEMA DELINEATED FLOODWAY
(REGULATORY FLOODWAY, ZONE AE)

100-YR FLOODPLAIN
(1% CHANCE ANNUAL FLOOD HAZARD, ZONE AE)

PROPOSED SETBACK LINE

EXISTING BUILDING

EXISTING CONCRETE WALKWAY

EXISTING ASPHALT PAVEMENT

EXISTING RIPRAP

EXISTING CURB

EXISTING BOLLARD

EXISTING TRAFFIC SIGN
EXISTING CONCRETE WHEEL STOP

EXISTING POST

EXISTING PARKING COUNT

PROPOSED PARKING COUNT

XX

XX

VARIANCE PLAN

GENERAL NOTES:

1. THIS VARIANCE PLAN IS NOT FOR CONSTRUCTION.

2. THE EXISTING UNDERGROUND UTILITY INFORMATION SHOWN ON THESE PLANS IS
APPROXIMATE AND IS NOT GUARANTEED AS TO THE ACCURACY OR COMPLETENESS. PRIOR
TO ANY CONSTRUCTION, THE CONTRACTOR SHALL VERIFY ALL INFORMATION. THE
CONTRACTOR SHALL CALL UNDERGROUND UTILITIES 1 (800) 272-1000 FOR MARKOUT PRIOR
TO ANY EXCAVATION. TEST PITS SHALL BE EXCAVATED BY THE CONTRACTOR AT ALL
CROSSINGS PRIOR TO CONSTRUCTION TO ASCERTAIN EXISTING LOCATIONS, ELEVATIONS,
MATERIALS, AND SIZES. TEST PIT DATA SHALL BE GIVEN TO THE ENGINEER PRIOR TO
CONSTRUCTION TO PERMIT ADJUSTMENTS AS REQUIRED.

3. THIS VARIANCE PLAN DOES NOT GUARANTEE ANY APPROVAL WITH ANY REVIEWING AGENCY
INCLUDING TOWNSHIP PLANNING BOARD, COUNTY PLANNING BOARD, PADEP, SOIL
CONSERVATION DISTRICT, ETC.

4. SUBJECT TO FULL SITE PLAN AND STORMWATER MANAGEMENT DESIGN.

5. SUBJECT TO ANY AND ALL OUTSIDE AGENCY PERMITS REQUIRED.

6. SUBJECT TO STORMWATER MANAGEMENT DESIGN IN ACCORDANCE WITH THE UPPER
DUBLIN TOWNSHIP SUBDIVISION AND LAND DEVELOPMENT ORDINANCE (CHAPTER 212) AND
STORMWATER MANAGEMENT ORDINANCE (CHAPTER 206). CONCEPTUAL DESIGN MAY
REQUIRE VARIANCES AND/OR DESIGN WAIVERS.

7. SUBJECT TO LANDSCAPE AND LIGHTING DESIGN IN ACCORDANCE WITH THE UPPER DUBLIN
TOWNSHIP SUBDIVISION AND LAND DEVELOPMENT ORDINANCE.

NOTES:

1. THERE ARE CURRENTLY PARKING SPACES WITHIN 25 FT OF THE PROPERTY LINE. EXISTING
PARKING DOES NOT CONFORM WITH §255-294.A(3) OF THE TOWNSHIP'S ZONING ORDINANCE.
A VARIANCE FROM THE REQUIRED PARKING SETBACK WAS GRANTED ON JUNE 25TH, 1980
(APPEAL NO. 1132). THIS EXISTING NON-CONFORMANCE WILL NOT BE INCREASED AS A
RESULT OF THE PROPOSED DEVELOPMENT.

2. THE TOTAL NUMBER OF EXISTING PARKING SPACES ON THE COMBINED SITE DOES NOT
CURRENTLY MEET THE MINIMUM REQUIREMENTS SET FORTH IN THE UPPER DUBLIN
TOWNSHIP ZONING ORDINANCE. THE TOTAL NUMBER OF PARKING SPACES ON THE LOT WILL
BE DECREASED WITH THE PROPOSED DEVELOPMENT. HOWEVER, A PARKING EVALUATION
WAS CONDUCTED BY PENNONI, WHICH CONCLUDED THAT THE ACTUAL PARKING DEMAND
WAS SIGNIFICANTLY LOWER THAN THE REQUIRED NUMBER OF SPACES PER THE
ORDINANCE. VARIANCES ARE REQUESTED FROM §255-135.C(5)(a) AND §255-294.D ON THE
BASIS THAT THE PROVIDED PARKING SPACES WILL BE SUFFICIENT TO MEET PARKING
DEMAND FOR THE EXISTING AND INTENDED USES.

REFERENCE NOTES:

1. BOUNDARY, TOPOGRAPHIC, AND FLOOD HAZARD INFORMATION SHOWN HEREON PER PLAN
ENTITLED "APEX PADEL CLUB, LLC, PARCEL 54-00-16385-00-4 & 54-00-16386-00-3, 1300 & 1301
VIRGINIA DRIVE, UPPER DUBLIN TOWNSHIP, MONTGOMERY COUNTY - COMMONWEALTH OF
PENNSYLVANIA, OVERALL EXISTING CONDITIONS PLAN ", PREPARED BY SHAHEED A. SMITH
GEOSPATIAL, LLC, PAPLS No. SU-75289, DATED 03/18/2026.

2. PROPOSED BUILDING FOOTPRINT SHOWN HEREON PER CONCEPTUAL LAYOUT PLAN BY
HEXAGON STUDIO ARCHITECTS ENTITLED "BUILDING FLOOR PLAN", DATED 01/29/2026.

UPPER DUBLIN TOWNSHIP ZONING REQUIREMENTS
1300 VIRGINIA DR. 1301 VIRGINIA DR.

ITEM REQUIRED EXISTING PROPOSED EXISTING PROPOSED

ZONING DISTRICT
GREATER FORT WASHINGTON DISTRICT (GFW), FLOODPLAIN CONSERVATION OVERLAY DISTRICT

(FCD)

MIN. LOT AREA (AC) 2 AC 7.71 AC 9.15 AC 7.76 AC 6.32 AC

MIN. LOT WIDTH (FT) 200 FT 804.11 FT 933.11 FT 1,545.18 FT 1,094.89 FT

BUILDING SETBACKS

FRONT YARD SETBACK (FT) 25 FT / 60 FT [1] 335.14 FT 49.33 FT* 91.68 FT 91.68 FT

SIDE YARD SETBACK (FT) 35 FT 37.11 FT 37.11 FT 37.73 FT 37.73 FT

REAR YARD SETBACK (FT) 45 FT N/A N/A 811.59 FT 811.59 FT

MAX. BUILDING HEIGHT (FT) 75 FT 49.4 FT 49.4 FT 48.8 FT 48.8 FT

MAX. BUILDING COVERAGE
(%) [2] 45% 70.84% 14.19% 7.89% 9.63%

MAX. IMPERVIOUS
COVERAGE (%) [3]

60% OFFICE
BUILDINGS, 65%

OTHER USES
54.44% 55.23% 67.93%** 70.13%*

MIN. GREEN SPACE (%) 15% GROSS LOT AREA 45.56% 44.48% 32.07% 29.87%

MIN. ROW PARKING
SETBACK 50 FT 83.26 FT 30.76 FT* 11.44 FT** 11.44 FT**

MIN. SIDE YARD PARKING
SETBACK 40 FT 0 FT** 0 FT** 0 FT** 0 FT**

PARKING SPACES 1300 VIRGINIA DR: 437
1301 VIRGINIA DR: 416 307** 279* 514 415*

* VARIANCE
** EXISTING LEGAL NON-CONFORMANCE

[1] 60 FEET WHEN ABUTTING A STREET ACROSS FROM RESIDENTIAL AND 15 FEET WHEN ABUTTING THE PENNSYLVANIA TURNPIKE.
[2] 30% OF LOT AREA (SF) + 2.5% PER LOT AREA (AC). NOT TO EXCEED 45% OF THE LOT AREA.
[3] THE PROPOSED BUILDING WILL INCREASE THE EXISTING IMPERVIOUS COVERAGE OF THE PROPERTY BY 893 SF.

APPLICANT

PROJECT

DESIGN PROFESSIONAL

MILESTONE

PROJECT #:

DATE:

SCALE:

FORMAT:

DRAWN BY:

CHECKED BY:

SHEET TITLE:

SHEET NUMBER:

REV. DESCRIPTION DATE

OF

24" x 36" (ARCH D)

AS NOTED

COPYRIGHT 2026 AKRF, INC. ALL RIGHTS RESERVED.
THE COPY OR REUSE OF THIS DOCUMENT OR ANY PORTION

THEREOF IS PROHIBITED WITHOUT THE WRITTEN CONSENT OF
AKRF, INC. THIS DRAWING IS THE SOLE PROPERTY OF AKRF,

INC. AND HAS BEEN PREPARED SPECIFICALLY FOR USE BY THE
OWNER OF THIS PROJECT AT HIS SITE. IT IS NOT TO BE USED

BY ANY OTHER PERSON OR FOR ANY OTHER PURPOSE OR
LOCATION WITHOUT THE WRITTEN CONSENT OF AKRF, INC.

APEX PADEL CLUB, LLC

14 VALLEY VIEW ROAD
PHILADELPHIA, PA 19118

1300 VIRGINIA DRIVE
PADEL CLUB

FORT WASHINGTON
MONTGOMERY COUNTY, PA

ZONING VARIANCE PLAN

251275

03/23/2026

PCC

EC

5

ONE WASHINGTON SQUARE
530 WALNUT STREET, SUITE 998
PHILADELPHIA, PA 19106
(267) 585-4839
WWW.AKRF.COM

EDWARD D. CONFAIR

PENNSYLVANIA PE092932
PROFESSIONAL ENGINEER

PA ONE CALL SERIAL #: 20253431351

PENNSYLVANIA ONE CALL SYSTEM, INC.

NON-MEMBERS MUST BE CONTACTED DIRECTLY

NOTICE TO UTILITIES BEFORE YOU EXCAVATE,
PA LAW REQUIRES THREE WORKING DAYS

PENNSYLVANIA! CALL 1-800-242-1776
BEFORE YOU DIG ANYWHERE IN

925 Irwin Run Road

DRILL, BLAST OR DEMOLISH

15122 - 1078
West Mifflin, Pennsylvania

3
30 60 120

SCALE: 1" = 60'

0

VARIANCES REQUESTED:
1. THE APPLICANT IS REQUESTING A SPECIAL EXCEPTION TO PERMIT ALL PROPOSED 694 PARKING SPACES TO BE SHARED AMONG

THE OFFICE BUILDINGS AND THE RECREATIONAL FACILITY IN ACCORDANCE WITH §255-136, OR ALTERNATIVELY, VARIANCES FROM
§255-135.C(5)(A)  AND §255-294.D TO PERMIT A TOTAL NUMBER OF PROPOSED PARKING SPACES ON SITE THAT IS LESS THAN THE
REQUIRED NUMBER OF SPACES DICTATED BY THE TOWNSHIP ORDINANCE.

2. A VARIANCE FROM §255-294.A(2) IS REQUESTED TO PERMIT A RIGHT-OF-WAY PARKING SETBACK THAT IS LESS THAN THE MINIMUM
REQUIRED SETBACK DICTATED BY THE TOWNSHIP ORDINANCE.

3. A VARIANCE FROM §255-294.A(3) IS REQUESTED TO PERMIT A SIDE YARD PARKING SETBACK THAT IS LESS THAN THE MINIMUM
REQUIRED SETBACK DICTATED BY THE TOWNSHIP ORDINANCE.

4. A VARIANCE FROM §255-93.A(3)(a) IS REQUESTED TO PERMIT A FRONT YARD SETBACK THAT IS LESS THAN THE REQUIRED SETBACK
DICTATED BY TOWNSHIP ORDINANCE WHEN ABUTTING A STREET ACROSS FROM A RESIDENTIAL DISTRICT.

5. A VARIANCE FROM §255-293.B IS REQUESTED TO PERMIT AN IMPERVIOUS LOT COVERAGE THAT EXCEEDS THE MAXIMUM
IMPERVIOUS COVERAGE DICTATED BY THE TOWNSHIP ORDINANCE.

11

REQUIRED PARKING SCHEDULE CALCULATIONS
(PER GREATER FORT WASHINGTON DISTRICT REQUIREMENTS)

LAND USE REQUIRED G.F.A. REQUIRED
SPACES

LOT 1300 MULTI-USE 3.3 SPACES / 1,000 SF G.F.A. [A] ±132,263 SF 437

LOT 1301 OFFICE 1.0 SPACE / 250 SF G.F.A. [B] ±104,000 SF 416

[A] PER §255-294.D
[B] PER §255-135.C(5)(a)

PROVIDED PARKING TOTALS

REQUIRED EXISTING PROPOSED

LOT 1300 437 307 279

LOT 1301 416 514 415

10
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N/F MAPLEWOOD - VIRGINIA, LLLP
TAX RECORD ID 54-00-16385-00-4

ADDRESS 1300 VIRGINIA DR
D.B. 5598, PG. 392

N/F MAPLEWOOD 1301, LLC
PARCEL 54-00-16386-00-3

ADDRESS 1301 VIRGINIA DR
D.B. 6045, PG. 2493

4 STORY
MASONRY BUILDING

HEIGHT ±48.8'
FOOTPRINT ±26,507 S.F

4 STORY
MASONRY BUILDING

HEIGHT ±49.4'
FOOTPRINT ±26,522 S.F.

SUSQ
UEHANNA RO

AD

(VARIABLE W
IDTH R.O

.W
. )

PARCEL 54-00-12709-00-8
N/F BROOKWOOD PHILADELPHIA I, LLC

BROOKWOOD PHILADELPHIA II, LLC
D.B. 5966, PG. 1350

PARCEL  54-00-12710-00-7
N/F  AREP FT WASHINGTON LLC

D.B. 5939, PG. 239

SANITARY MH
RIM=197.85

INV.A=190.03(6" PVC)
INV.B=189.80(6" PVC)

SANITARY MH
RIM= 222.48

(NO ACCESS)

SANITARY MH
RIM= 222.35

INV.A=214.17(6"PVC)
INV.B=213.86(10"CIP)

SANITARY MH
RIM= 217.31

INV.A=207.67(10"CIP)
INV.B=198.80(10"CIP)
INV.C=198.51(10"CIP)

UNIDENTIFIED MH
RIM= 206.69

INV.A=199.05(8"CIP)

IRON PIPE
FOUND
& HELD

IRON PIPE
FOUND
& HELD

IRON PIN
FOUND
0.1 NE

IRON PIPE
FOUND
& HELD

IRON PIPE
FOUND
& HELD

IRON PIPE
FOUND
& HELD

IRON PIN
FOUND
0.1 SE

STORM INLET
GRT=188.68
INV.A=185.43(12" RCP)
INV.B=185.53(18" RCP)

24" CMP
INV.=187.87

24" CMP
INV.=187.25

STORM INLET
GRT=202.10
INV.A=196.78(12" CMP)
INV.B=196.50(12" CMP)

STORM INLET
GRT=203.65
INV.A=197.33(12" CMP)
INV.B=197.27(12" CMP)

STORM INLET
GRT=200.91

INV.=198.19(12" CMP)

STORM INLET
GRT=201.90

INV.=199.29(12" CMP)

STORM INLET
GRT=201.64

INV.A=197.57(12" CMP)
INV.B=197.51(24" CMP)
INV.C=197.24(24" CMP)

STORM INLET
GRT=198.52

INV.A=193.18(12" CMP)
INV.B=192.50(24" CMP)
INV.C=192.40(24" CMP)

12" CMP
INV.=191.23

STORM INLET
GRT=194.92
INV.=190.15(12" CMP)

STORM INLET
GRT= 194.47
INV.A= 191.95(6"HDPE)
INV.B= 191.40(24"RCP)

STORM INLET
GRT= 194.45
INV.=190.76(18"RCP)

STORM INLET
GRT= 200.88
INV.=196.13(18"RCP)

STORM INLET
GRT= 199.36
INV.A= 196.95(6"HDPE)
INV.B= 196.52(24"RCP

STORM INLET
GRT= 208.86
INV.A= 205.21(18"RCP)
INV.B= 205.06(18"RCP)

STORM INLET
GRT= 213.70
INV.A= 211.24(6"HDPE)
INV.B=210.63(18"RCP)

STORM INLET
GRT= 225.38
INV.A= 222.37(6"HDPE)
INV.B= `E221.73(18"RCP)

STORM INLET
GRT= 229.33'
INV.= 220.88(30"RCP)
BOS= 209.38

STORM INLET
GRT= 228.88'
INV.A= 220.80(30"RCP)
INV.B= 220.78(30"RCP)

STORM INLET
GRT= 228.89'
INV.A= 221.34(30"RCP)
INV.B= 221.23(30"RCP)

STORM INLET
GRT= 228.58'
INV.A= 222.68(30"RCP)
INV.B= 222.68(24"RCP)

STORM INLET
GRT= 228.66'
INV.A= 222.54(30"RCP)
INV.B= 222.40(30"RCP)

STORM INLET
GRT= 228.67'
INV.A= 222.21(30"RCP)
INV.B= 222.09(30"RCP)

STORM INLET
GRT= 220.61'

INV.A= 216.66(12"CIP)

STORM INLET
GRT= 215.76'

INV.= RECESSED
B.O.S.= 204.56

STORM INLET
GRT= 228.58'

INV.A=225.94(15"CMP)
STORM INLET
GRT= 228.58'
INV.A= 225.81(18"CMP)
INV.B= 225.78(15"CMP)

STORM INLET
GRT= 194.39
INV.A= 191.64(24"RCP)
INV.B= 191.59(6"HDPE)

STORM MH
RIM= 229.35
INV.A=224.79(18"CMP)
INV.B=221.29(18"CMP)
INV.C=221.29(18"CMP)

STORM INLET
GRT= 212.13'

INV.=208.54(21"OPENING)

STORM INLET
GRT= 212.20'

INV.A=208.61(21"OPENING)
INV.B=208.43(15"OPENING)

STORM INLET
GRT= 207.71'

INV.A=202.24(21"CIP)
INV.B=202.24(15"OPENING)

INV.C=202.23(12"CIP)

STORM INLET
GRT= 192.02
INV.A=189.26(6"HDPE)
INV.B=188.07(18"RCP)

STORM INLET
GRT= 190.50
INV.A=186.58(18"RCP)
INV.B=186.52(18"RCP)

STORM INLET
GRT= 189.24
INV.A=185.61(6"HDPE)
INV.B=185.46(18"RCP)
INV.C=185.33(18"RCP)

STORM INLET
GRT= 188.84

INV.A= (RECESSED)
INV.B=183.49(24"RCP)
INV.C=183.49(24"RCP)
INV.D=183.43(24"RCP)

STORM INLET
GRT= 188.83

INV.A= 183.39(28"RCP)
(RECESSED)

STORM INLET
GRT= 189.27

INV.A= 183.85(28"RCP)
INV.B=183.70(28"RCP)

STORM INLET
GRT= 190.72

INV.A= 185.25(28"RCP)
INV.B=185.24(28"RCP)

STORM INLET
GRT= 192.78

INV.A= (RECESSED)
INV.B=187.95(28"RCP)
INV.C=186.95(28"RCP)

STORM INLET
GRT= 192.05

INV.A=189.57(6"HDPE)
INV.B= 189.45(12"VC)

STORM INLET
GRT= 189.90
INV.A=187.00(6"HDPE)
INV.B=186.83(6"HDPE)
INV.C=184.67(18"RCP)
INV.D=184.45(18"RCP)

STORM INLET
GRT= 192.52
INV.A=189.96(6"HDPE)
INV.B=189.86(6"HDPE)
INV.C=186.64(18"RCP)

STORM INLET
GRT= 195.30
INV.A=192.60(6"HDPE)
INV.B=192.55(6"HDPE)
INV.C=191.44(18"RCP)

STORM INLET
GRT= 188.68

INV.A= 186.78(6"HDPE)
INV.B= 185.99(15"RCP)

PIPE INV. ELEV= 183.15(24"X48" RCP)
PIPE INV. ELEV= 183.15(24"X48" RCP)
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35'

P.O.B.
1301 VIRGINIA
DRIVE

PARCEL 54-00-5203-00-1
N/F BROOKWOOD

PHILADELPHIA I, LLC
BROOKWOOD

PHILADELPHIA II, LLC B.S.L. 35' SIDE YARD

B.S.L. 60' FRO
NT YARD

37.11'
37.79'

49.43'
50.45'

37.73'

78.12'

335.14'

91.68'

39.44'

811.59'

208.62'

VICINITY MAP 
N.T.S.

©          SHAHEED A. SMITH GEOSPATIAL, LLC

CLIENT INFORMATION:
APEX PADEL CLUB, LLC
1300 MAPLEWOOD DRIVE
UPPER DUBLIN, PA 19118

0 100' 200'

1 INCH =            

GRAPHIC SCALE 

100 FT.

300'

SHAHEED A. SMITH GEOSPATIAL, LLC

OF
DWG. BY CHK'D BY SCALE DATE SHEET PROJ. NO.

BYNO.DATE REVISIONS

1 2

ALL DIMENSIONS MUST BE VERIFIED BY CONTRACTOR AND OWNER MUST BE
NOTIFIED OF ANY DISCREPANCIES BEFORE PROCEEDING WITH WORK

INFO@SASGEOSPATIAL.COM WWW.SASGEOSPATIAL.COM

APEX PADEL CLUB, LLC

PARCEL 54-00-16385-00-4 & 54-00-16386-00-3
1300 & 1301 VIRGINIA DRIVE

UPPER DUBLIN TOWNSHIP
MONTGOMERY COUNTY - COMMONWEALTH OF PENNSYLVANIA

SCH MS 1"=100' 3/18/2026 AKR 2506

SAS
MICHAEL EDWARD STAUCH, P.L.S.

PA LICENSE NO. SU075845

LAT:    40° 08' 29.4" N LON:    75° 10' 15.6" W

2005 S. EASTON ROAD, SUITE 207 DOYLESTOWN, PA 18901

PHONE:  215-343-5989

NEWARK, NJ 07102
STATE COLLEGE, PA 16801

2026

D
E
E
D
 O
F
 R
E
CO
R
D

REFERENCES:
1. ALTA/NSPS LAND TITLE SURVEY PLAN, 1300 VIRGINIA DRIVE, TAX PARCEL 54-00-16385-00-4,

PREPARED FOR MAPLEWOOD VIRGINIA, LLLP, UPPER DUBLIN TOWNSHIP, MONTGOMERY
COUNTY, PENNSYLVANIA, DATED APRIL 22, 2016, PROJECT NO. 16024, FILE 16024-ALTA
PREPARED BY URWILER & WALTER, INC., SHEET 1 OF 1.

2. ALTA/NSPS LAND TITLE SURVEY PREPARED FOR 1301 VIRGINIA DRIVE, DATED 12-29-16,
DRAWING NO. D-7807616, PREPARED BY LUDGATE ENGINEERING CORPORATION, SHEET 1 AND
2 OF 2.

SITE

ALL DOCUMENTS PREPARED BY SHAHEED A. SMITH GEOSPATIAL, LLC ARE INSTRUMENTS OF SERVICE IN RESPECT OF
THE PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION OR
ADAPTATION BY SHAHEED A. SMITH GEOSPATIAL, LLC  FOR THE SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS
SOLE RISK AND WITHOUT LIABILITY OR LEGAL EXPOSURE TO SHAHEED A. SMITH GEOSPATIAL, LLC; AND OWNER SHALL
INDEMNIFY AND HOLD HARMLESS SHAHEED A. SMITH GEOSPATIAL, LLC  FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.

GENERAL NOTES:
1. A FIELD SURVEY OF THE SITE WAS PERFORMED IN DECEMBER 2025, AND UPDATED IN

MARCH 2026.

2. VERTICAL DATUM AS SHOWN HEREON IS BASED ON NORTH AMERICAN VERTICAL DATUM OF
1988 (NAVD88).

3. THE HORIZONTAL DATUM FOR THE PLANIMETRIC AND COORDINATE VALUES SHOWN ON THIS
PLAN REFERENCE THE PENNSYLVANIA STATE PLANE COORDINATE SYSTEM, SOUTH ZONE AS
REFERENCED TO THE NORTH AMERICAN DATUM OF 1983, WITH THE 2011 ADJUSTMENT
(PASPC-S NAD83(2011).

4. BOUNDARY INFORMATION SHOWN HEREON IS PER REFERENCES OF RECORD.

5. THIS PLAN WAS PREPARED IN ACCORDANCE WITH INSTRUCTIONS FROM THE CLIENT.

6. THIS PLAN WAS PREPARED WITHOUT THE BENEFIT OF A TITLE REPORT

7. A ZONING REPORT WAS NOT PROVIDED AT THE TIME OF SURVEY. FOR ZONING INFORMATION
REFER TO THE ZONING ORDINANCES AND CODES OF UPPER DUBLIN TOWNSHIP,
MONTGOMERY COUNTY, PENNSYLVANIA.

8. REFERENCE IS MADE TO PENNSYLVANIA ONE CALL SYSTEM AND ASSIGNED SERIAL NUMBER
20253431351 IN ACCORDANCE WITH PA ACT OF 1974 AS AMENDED BY ACT 121 OF 2008.
(800-242-1776).

9. QAULITY LEVEL B SUBSURFACE UTILITY LOCATIONWAS PREFORMED BY SAS GEOSPATIAL LLC
WITHIN THE PROJECT AREA IN DECEMBER 2025 AND UPDATED FEBRUARY 2026.

10. EXCEPT AS SPECIFICALLY STATED OR SHOWN ON THIS PLAT, THIS SURVEY DOES NOT
PURPORT TO REFLECT ANY OF THE FOLLOWING WHICH MAY BE APPLICABLE TO THE
SUBJECT REAL ESTATE: EASEMENTS, OTHER THAN POSSIBLE  EASEMENTS THAT WERE
VISIBLE AT THE TIME OF MAKING OF THIS SURVEY; BUILDING SETBACK LINES; RESTRICTIVE
COVENANTS; SUBDIVISION RESTRICTIONS; ZONING OR OTHER LAND USE REGULATIONS; AND
ANY OTHER FACTS THAT AN ACCURATE TITLE SEARCH MAY DISCLOSE.

11. SURVEYOR HAS MADE NO INVESTIGATION OR INDEPENDENT SEARCH FOR EASEMENTS OR
RECORD, ENCUMBRANCES, RESTRICTIVE COVENANTS, OWNERSHIP TITLE EVIDENCE, OR ANY
OTHER FACTS THAT AN ACCURATE TITLE SEARCH MAY DISCLOSE.

12. THE WORD "CERTIFY" AS USED IN ITS VARIOUS FORMS HEREON, IS UNDERSTOOD TO BE AN
EXPRESSION OF PROFESSIONAL OPINION BY THE SURVEYOR, WHICH IS BASED ON HIS BEST
KNOWLEDGE, INFORMATION AND BELIEF. AS SUCH, IT CONSTITUTES NEITHER A GUARANTEE
OR WARRANTY, EITHER EXPRESSED OR IMPLIED.

13. THIS PLAN WAS PREPARED IN ACCORDANCE WITH SECTION E - STANDARDS FOR BOUNDARY
SURVEYS IN THE "STANDARDS OF PRACTICE FOR PROFESSIONAL LAND SURVEYORS IN THE
COMMONWEALTH OF PENNSYLVANIA" AS ADOPTED BY THE PENNSYLVANIA SOCIETY OF LAND
SURVEYORS ON NOVEMBER 10, 2021.

FLOOD ZONE INFORMATION:
BY GRAPHIC PLOTTING ONLY, SUBJECT PARCEL AREA IS LOCATED IN ZONE X, ZONE X SHADED,
AND ZONE AE OF THE FLOOD INSURANCE RATE MAP, PANEL NO. 293 OF 451, COMMUNITY MAP
NO. 42091C0293G WHICH BEARS AN EFFECTIVE DATE OF MARCH 2, 2016. NO FIELD SURVEYING
WAS PERFORMED TO DETERMINE THIS ZONE AND AN ELEVATION CERTIFICATE MAY BE NEEDED
TO VERIFY THIS DETERMINATION OR APPLY FOR A VARIANCE FROM THE FEDERAL EMERGENCY
MANAGEMENT AGENCY.

OVERALL EXISTING CONDITIONS PLAN

CONTOUR

UTILITY POLE

SPOT ELEVATION

PROPERTY LINE

SANITARY MANHOLE

50

ADJACENT PROPERTY LINE

LEGEND

SANITARY SEWER

SIGN

BUILDING

CURB

SIDEWALK

CONCRETE

46.34 x

OVERHEAD ELECTRIC

UNDERGROUND ELECTRIC

LIGHT

FENCE

CONIFEROUS TREE

DECIDUOUS TREE

STORM DRAIN MANHOLE

WATER VALVE

STORM SEWER

FIRE HYDRANT

UNDERGROUND TELEPHONE

UNDERGROUND FIBER OPTIC

POST

IRRIGATION VALVE

FLOOD LINE

ASPHALT PAVEMENT

RIP RAP

BUILDING SETBACK LINE (B.S.L)

LAND AREA:
PARCEL 54-00-16385-00-4 336,060.5 S.F. OR 7.714 ACRES ±
PARCEL 54-00-16386-00-3 337,950.0 S.F. OR 7.758 ACRES ±

ZONING INFORMATION
EXISTING ZONING

DESTINATION
GREATER FORT WASHINGTON (GFW) DISTRICT

REQUIRED EXISTING 1300 EXISTING 1301

MIN. LOT AREA 87,120 S.F. 336,060.5 S.F. 337,950.1 S.F.

MIN. LOT WIDTH AT BUILDING
LINE 200' 804.11' 1545.18'

FRONT YARD SETBACK 25' / 60' [1] 335.14' 91.68'

REAR YARD SETBACK 45' N/A 811.59'

SIDE YARD SETBACK 35' 37.11' 37.73'

MAX. BUILDING HEIGHT 75' 49.4' 48.8'

BUILDING COVERAGE(*) 45% 7.8% 7.9%

IMPERVIOUS SURFACE 60% 54.4% 67.9%

GREEN SPACE 15% 45.6% 32.1%

[1] 60 FEET WHEN ABUTTING A STREET ACROSS FROM RESIDENTIAL AND 15 FEET WHEN ABUTTING
THE PENNSYLVANIA TURNPIKE.

(*)  THE MAXIMUM BUILDING COVERAGE SHALL BE 30% OF THE SQUARE FOOT AREA OF THE LOT,
PLUS 2.5% PER ACRE MULTIPLIED BY THE LOT AREA IN ACRES, NOT TO EXCEED 45% OF THE LOT
AREA. FOR EXAMPLE: LOT AREA OF TWO ACRES: 30% PLUS 5% (2 TIMES 2.5) EQUALS 35%.

MES13/21/26 REVISED ZONING INFORMATION
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MASONRY BUILDING
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FOOTPRINT ±26,507 S.F
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IRON PIPE
FOUND
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CB=S48° 41' 31"W
CL=220.85'
D=021°02'00"
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CL=29.16'
D=093°36'19"

P.O.B.
1300 VIRGINIA DRIVE
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CB=S06° 48' 39"E
CL=28.40'
D=090°28'11"
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201.00'

N 37° 42' 22" E
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254.68'

S 52° 02' 46" E
58.17'

S 37° 57' 14" W
2.80'

35'

35'

S 52° 29' 08" E
620.20'

N 37° 20' 52" E
20.00'

S 52° 29' 08" E
200.00'

S 37° 30' 52" W
10.00'

N 52° 29' 08" W
286.10'

N 37° 07' 22" E
5.36'

S 52° 29' 08" E
184.05'

N 37° 07' 22" E
161.58'

N 30° 57' 37" W
36.55'

N 33° 22' 58" W
160.44'

N 30° 59' 49" W
184.00'

S 38° 25' 29" W
162.21'

S 38° 25' 29" W
108.66'

B.S.L. 60' FRO
NT YARD

N 30° 57' 37" W
649.00'

S 52° 02' 46" E
463.30'

N/F MAPLEWOOD 1301, LLC
PARCEL 54-00-16386-00-3

ADDRESS 1301 VIRGINIA DR
D.B. 6045, PG. 2493

N/F MAPLEWOOD - VIRGINIA, LLLP
TAX RECORD ID 54-00-16385-00-4

ADDRESS 1300 VIRGINIA DR
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CLIENT INFORMATION:
APEX PADEL CLUB, LLC
1300 MAPLEWOOD DRIVE
UPPER DUBLIN, PA 19118
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REFERENCES:
1. ALTA/NSPS LAND TITLE SURVEY PLAN, 1300 VIRGINIA DRIVE, TAX PARCEL 54-00-16385-00-4,

PREPARED FOR MAPLEWOOD VIRGINIA, LLLP, UPPER DUBLIN TOWNSHIP, MONTGOMERY
COUNTY, PENNSYLVANIA, DATED APRIL 22, 2016, PROJECT NO. 16024, FILE 16024-ALTA
PREPARED BY URWILER & WALTER, INC., SHEET 1 OF 1.

2. ALTA/NSPS LAND TITLE SURVEY PREPARED FOR 1301 VIRGINIA DRIVE, DATED 12-29-16,
DRAWING NO. D-7807616, PREPARED BY LUDGATE ENGINEERING CORPORATION, SHEET 1 AND
2 OF 2.

ALL DOCUMENTS PREPARED BY SHAHEED A. SMITH GEOSPATIAL, LLC ARE INSTRUMENTS OF SERVICE IN RESPECT OF
THE PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION OR
ADAPTATION BY SHAHEED A. SMITH GEOSPATIAL, LLC  FOR THE SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS
SOLE RISK AND WITHOUT LIABILITY OR LEGAL EXPOSURE TO SHAHEED A. SMITH GEOSPATIAL, LLC; AND OWNER SHALL
INDEMNIFY AND HOLD HARMLESS SHAHEED A. SMITH GEOSPATIAL, LLC  FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.

GENERAL NOTES:
1. A FIELD SURVEY OF THE SITE WAS PERFORMED IN DECEMBER 2025, AND UPDATED IN

MARCH 2026.

2. VERTICAL DATUM AS SHOWN HEREON IS BASED ON NORTH AMERICAN VERTICAL DATUM OF
1988 (NAVD88).

3. THE HORIZONTAL DATUM FOR THE PLANIMETRIC AND COORDINATE VALUES SHOWN ON THIS
PLAN REFERENCE THE PENNSYLVANIA STATE PLANE COORDINATE SYSTEM, SOUTH ZONE AS
REFERENCED TO THE NORTH AMERICAN DATUM OF 1983, WITH THE 2011 ADJUSTMENT
(PASPC-S NAD83(2011).

4. BOUNDARY INFORMATION SHOWN HEREON IS PER REFERENCES OF RECORD.

5. THIS PLAN WAS PREPARED IN ACCORDANCE WITH INSTRUCTIONS FROM THE CLIENT.

6. THIS PLAN WAS PREPARED WITHOUT THE BENEFIT OF A TITLE REPORT

7. A ZONING REPORT WAS NOT PROVIDED AT THE TIME OF SURVEY. FOR ZONING INFORMATION
REFER TO THE ZONING ORDINANCES AND CODES OF UPPER DUBLIN TOWNSHIP,
MONTGOMERY COUNTY, PENNSYLVANIA.

8. REFERENCE IS MADE TO PENNSYLVANIA ONE CALL SYSTEM AND ASSIGNED SERIAL NUMBER
20253431351 IN ACCORDANCE WITH PA ACT OF 1974 AS AMENDED BY ACT 121 OF 2008.
(800-242-1776).

9. QAULITY LEVEL B SUBSURFACE UTILITY LOCATIONWAS PREFORMED BY SAS GEOSPATIAL LLC
WITHIN THE PROJECT AREA IN DECEMBER 2025 AND UPDATED FEBRUARY 2026.

10. EXCEPT AS SPECIFICALLY STATED OR SHOWN ON THIS PLAT, THIS SURVEY DOES NOT
PURPORT TO REFLECT ANY OF THE FOLLOWING WHICH MAY BE APPLICABLE TO THE
SUBJECT REAL ESTATE: EASEMENTS, OTHER THAN POSSIBLE  EASEMENTS THAT WERE
VISIBLE AT THE TIME OF MAKING OF THIS SURVEY; BUILDING SETBACK LINES; RESTRICTIVE
COVENANTS; SUBDIVISION RESTRICTIONS; ZONING OR OTHER LAND USE REGULATIONS; AND
ANY OTHER FACTS THAT AN ACCURATE TITLE SEARCH MAY DISCLOSE.

11. SURVEYOR HAS MADE NO INVESTIGATION OR INDEPENDENT SEARCH FOR EASEMENTS OR
RECORD, ENCUMBRANCES, RESTRICTIVE COVENANTS, OWNERSHIP TITLE EVIDENCE, OR ANY
OTHER FACTS THAT AN ACCURATE TITLE SEARCH MAY DISCLOSE.

12. THE WORD "CERTIFY" AS USED IN ITS VARIOUS FORMS HEREON, IS UNDERSTOOD TO BE AN
EXPRESSION OF PROFESSIONAL OPINION BY THE SURVEYOR, WHICH IS BASED ON HIS BEST
KNOWLEDGE, INFORMATION AND BELIEF. AS SUCH, IT CONSTITUTES NEITHER A GUARANTEE
OR WARRANTY, EITHER EXPRESSED OR IMPLIED.

13. THIS PLAN WAS PREPARED IN ACCORDANCE WITH SECTION E - STANDARDS FOR BOUNDARY
SURVEYS IN THE "STANDARDS OF PRACTICE FOR PROFESSIONAL LAND SURVEYORS IN THE
COMMONWEALTH OF PENNSYLVANIA" AS ADOPTED BY THE PENNSYLVANIA SOCIETY OF LAND
SURVEYORS ON NOVEMBER 10, 2021.

FLOOD ZONE INFORMATION:
BY GRAPHIC PLOTTING ONLY, SUBJECT PARCEL AREA IS LOCATED IN ZONE X, ZONE X SHADED,
AND ZONE AE OF THE FLOOD INSURANCE RATE MAP, PANEL NO. 293 OF 451, COMMUNITY MAP
NO. 42091C0293G WHICH BEARS AN EFFECTIVE DATE OF MARCH 2, 2016. NO FIELD SURVEYING
WAS PERFORMED TO DETERMINE THIS ZONE AND AN ELEVATION CERTIFICATE MAY BE NEEDED
TO VERIFY THIS DETERMINATION OR APPLY FOR A VARIANCE FROM THE FEDERAL EMERGENCY
MANAGEMENT AGENCY.

LAND AREA:
PARCEL 54-00-16385-00-4 336,060.5 S.F. OR 7.714 ACRES ±
PARCEL 54-00-16386-00-3 337,950.0 S.F. OR 7.758 ACRES ±

PROPOSED PARCEL 54-00-16385-00-4 398,777.0 S.F. OR 7.714 ACRES ±
PROPOSED PARCEL 54-00-16386-00-3275,233.5 S.F. OR 7.758 ACRES ±

LOT LINE CHANGE PLAN
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ZONING INFORMATION
EXISTING ZONING

DESTINATION GFW DISTRICT

REQUIRED EXISTING 1300 EXISTING 1301 PROPOSED 1300 PROPOSED 1301

MIN. LOT AREA 87,120 S.F. 336,060.5 S.F. 337,950.1 S.F. 398,777.0 S.F. 275,233.5 S.F.

MIN. LOT WIDTH AT BUILDING
LINE 200' 804.11' 1545.18' 933.11' 1051.82'

FRONT YARD SETBACK 25' / 60' [1] 335.14' 91.68' 335.14' / 208.62' 91.68'

REAR YARD SETBACK 45' N/A 811.59' N/A 811.59'

SIDE YARD SETBACK 35' 37.11' 37.73' 37.11' 37.73'

MAX. BUILDING HEIGHT 75' 49.4' 48.8' NO CHANGE NO CHANGE

BUILDING COVERAGE(*) 45% 7.8% 7.9% 6.8% 9.6%

IMPERVIOUS SURFACE 60% 54.4% 67.9% 53.9% 70.1%

GREEN SPACE 15% 45.6% 32.1% 46.1% 29.9%

[1] 60 FEET WHEN ABUTTING A STREET ACROSS FROM RESIDENTIAL AND 15 FEET WHEN ABUTTING
THE PENNSYLVANIA TURNPIKE.

(*)  THE MAXIMUM BUILDING COVERAGE SHALL BE 30% OF THE SQUARE FOOT AREA OF THE LOT,
PLUS 2.5% PER ACRE MULTIPLIED BY THE LOT AREA IN ACRES, NOT TO EXCEED 45% OF THE LOT
AREA. FOR EXAMPLE: LOT AREA OF TWO ACRES: 30% PLUS 5% (2 TIMES 2.5) EQUALS 35%.

SURVEY DESCRIPTION:
 1301 VIRGINIA DRIVE

ALL THAT CERTAIN LOT OR PIECE OF LAND WITH BUILDINGS AND
IMPROVEMENTS THEREON ERECTED, SITUATE IN THE TOWNSHIP OF
UPPER DUBLIN AND COUNTY OF MONTGOMERY, COMMONWEALTH OF
PENNSYLVANIA, DESCRIBED IN ACCORDANCE WITH A  SURVEY AND
PLAN ENTITLED “LOT LINE CHANGE PLAN”, PREPARED BY SHAHEED A.
SMITH GEOSPATIAL, LLC OF DOYLESTOWN, PA, PROJECT NUMBER AKR
2506, DATED 03/19/2026, BEING MORE FULLY DESCRIBED AS FOLLOWS,
TO WIT:

BEGINNING AND COMMENCING AT A POINT ON THE SOUTHERLY RIGHT
OF WAY LINE OF SUSQUEHANNA ROAD (VARIABLE WIDTH), SAID POINT
BEING THE FOLLOWING THREE (3) COURSES AND DISTANCES FROM AN
IRON PIN ON THE WESTERLY RIGHT OF WAY LINE OF VIRGINIA DRIVE:

1. NORTH 38 DEGREES 25 MINUTES 29 SECONDS EAST, A DISTANCE
OF 108.66 FEET TO A POINT OF CURVATURE;

2. ALONG A CURVE, CURVING TO THE LEFT, HAVING A RADIUS OF
20.00 FEET, AN ARC LENGTH OF 31.58 FEET, A CHORD BEARING
OF NORTH 06 DEGREES 48 MINUTES 39 SECONDS WEST, AND A
CHORD LENGTH OF 28.40 FEET TO A POINT;

3. NORTH 52 DEGREES 02 MINUTES 46 SECONDS EAST, A DISTANCE
OF 463.30 FEET TO THE POINT OF COMMENCEMENT;

THENCE EXTENDING ALONG THE LANDS OF NOW OR FORMALLY
MAPLEWOOD - VIRGINIA, LLLP (PARCEL 54-00-16385-00-4), SOUTH 37
DEGREES 42 MINUTES 22 SECONDS WEST, A DISTANCE OF 254.68 FEET
TO AN IRON PIN;

THENCE EXTENDING ALONG THE SAME, NORTH 52 DEGREES 17
MINUTES 38 SECONDS WEST, A DISTANCE OF 136.00 FEET TO AN IRON
PIN;

THENCE EXTENDING ALONG THE SAME, SOUTH 37 DEGREES 42
MINUTES 22 SECONDS WEST, A DISTANCE OF 171.00 FEET TO AN IRON
PIN;

THENCE EXTENDING ALONG THE LANDS OF NOW OR FORMALLY
BROOKWOOD PHILADELPHIA I,  LLC (PARCEL 54-00-12709-00-8), NORTH 30
DEGREES 57 MINUTES 37 SECONDS WEST, A DISTANCE OF 649.00 FEET
TO A POINT;

THENCE EXTENDING ALONG THE LANDS OF NOW OR FORMALLY AREP
FT. WASHINGTON LLC (PARCEL 54-00-12710-00-7), NORTH 37 DEGREES
07 MINUTES 22 SECONDS EAST, A DISTANCE OF 5.36 FEET TO A
POINT;

THENCE EXTENDING ALONG THE SAME, NORTH 52 DEGREES 29
MINUTES 08 SECONDS WEST, A DISTANCE OF 286.10 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, NORTH 30 DEGREES 57
MINUTES 37 SECONDS WEST, A DISTANCE OF 36.55 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, NORTH 37 DEGREES 07
MINUTES 22 SECONDS EAST, A DISTANCE OF 161.58 FEET TO A POINT;

THENCE EXTENDING ALONG THE SOUTHERLY SIDE OF SUSQUEHANNA
ROAD (VARIABLE WIDTH), SOUTH 52 DEGREES 29 MINUTES 08
SECONDS EAST, A DISTANCE OF 184.05 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, SOUTH 37 DEGREES 30
MINUTES 52 SECONDS WEST, A DISTANCE OF 10.00 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, SOUTH 52 DEGREES 29
MINUTES 08 SECONDS EAST, A DISTANCE OF 200.00 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, NORTH 37 DEGREES 20
MINUTES 52 SECONDS EAST, A DISTANCE OF 20.00 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, SOUTH 52 DEGREES 29
MINUTES 08 SECONDS WEST, A DISTANCE OF 620.20 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, SOUTH 37 DEGREES 57
MINUTES 14 SECONDS WEST, A DISTANCE OF 2.80 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, SOUTH 52 DEGREES 02
MINUTES 46 SECONDS EAST, A DISTANCE OF 58.17 FEET TO THE FIRST
MENTIONED POINT AND PLACE OF BEGINNING.

BEING KNOWN AS 1301 VIRGINIA DRIVE.

CONTAINING IN AREA 6.318 ACRES MORE OR LESS.

SURVEY DESCRIPTION:
1300 VIRGINIA DRIVE

ALL THAT CERTAIN LOT OR PIECE OF LAND WITH BUILDINGS AND
IMPROVEMENTS THEREON ERECTED, SITUATE IN THE TOWNSHIP OF
UPPER DUBLIN AND COUNTY OF MONTGOMERY, COMMONWEALTH OF
PENNSYLVANIA, DESCRIBED IN ACCORDANCE WITH A SURVEY AND
PLAN ENTITLED “LOT LINE CHANGE PLAN”, PREPARED BY SHAHEED A.
SMITH GEOSPATIAL, LLC OF DOYLESTOWN, PA, PROJECT NUMBER
AKR 2506, DATED MARCH 19, 2026, BEING MORE FULLY DESCRIBED AS
FOLLOWS, TO WIT:

BEGINNING AT A POINT OF CURVATURE ON THE NORTHWESTERLY
RIGHT OF WAY LINE OF VIRGINIA DRIVE (VARIABLE WIDTH);

THENCE EXTENDING ALONG AN ARC CURVING TO THE RIGHT, HAVING
A RADIUS OF 20.00 FEET, AN ARC LENGTH OF 32.67 FEET, A CHORD
BEARING OF NORTH 75 DEGREES 59 MINUTES 39 SECONDS WEST,
AND A CHORD LENGTH OF 29.16 FEET TO A POINT;

THENCE EXTENDING ALONG THE SOUTHEASTERLY SIDE OF OFFICE
CENTER DRIVE (60 FEET WIDE), NORTH 30 DEGREES 59 MINUTES 49
SECONDS WEST, A DISTANCE OF 184.00 FEET TO AN IRON PIN;

THENCE EXTENDING ALONG THE SAME, NORTH 33 DEGREES 22
MINUTES 58 SECONDS WEST, A  DISTANCE OF 160.44 FEET TO AN
IRON PIN;

THENCE EXTENDING ALONG THE LANDS OF NOW OR FORMALLY
BROOKWOOD PHILADELPHIA LLC I  (PARCEL 54-00-5203-00-1), NORTH 59
DEGREES 02 MINUTES 23 SECONDS EAST, A DISTANCE OF 305.59
FEET TO AN IRON PIN;

THENCE EXTENDING ALONG THE SAME, NORTH 30 DEGREES 57
MINUTES 37 SECONDS WEST, A  DISTANCE OF 201.00 FEET TO AN
IRON PIN;

THENCE ALONG THE LANDS OF NOW OR FORMALLY MAPLEWOOD
1301, LLC (PARCEL 54-00-16386-00-3), NORTH 37 DEGREES 42 MINUTES
22 SECONDS EAST, A DISTANCE OF 171.00 FEET TO AN IRON PIN;

THENCE EXTENDING ALONG THE SAME, SOUTH 52 DEGREES 17
MINUTES 38 SECONDS WEST, A  DISTANCE OF 136.00 FEET TO AN
IRON PIN;

THENCE EXTENDING ALONG THE SAME, NORTH 37 DEGREES 42
MINUTES 22 SECONDS EAST, A DISTANCE OF 254.68 FEET TO A
POINT;

THENCE EXTENDING ALONG THE SOUTHWESTERLY SIDE OF
SUSQUEHANNA ROAD (VARIABLE WIDTH), SOUTH 52 DEGREES 02
MINUTES 46 SECONDS EAST, A DISTANCE OF 463.30 FEET TO A
POINT;

THENCE EXTENDING ALONG AN ARC CURVING TO THE RIGHT, HAVING
A RADIUS OF 20.00 FEET, AN ARC LENGTH OF 31.58 FEET, A CHORD
BEARING OF SOUTH 06 DEGREES 48 MINUTES 39 SECONDS EAST,
AND A CHORD LENGTH OF 28.40 FEET TO A POINT;

THENCE EXTENDING ALONG THE NORTHERLY SIDE OF VIRGINIA DRIVE
(VARIABLE WIDTH), SOUTH 38 DEGREES 25 MINUTES 29 SECONDS
WEST, A DISTANCE OF 108.66 FEET TO AN IRON PIN;

THENCE EXTENDING ALONG THE SAME, SOUTH 38 DEGREES 25
MINUTES 29 SECONDS WEST, A DISTANCE OF 162.21 FEET TO A
POINT;

THENCE EXTENDING ALONG AN ARC CURVING TO THE RIGHT, HAVING
A RADIUS OF 605.00 FEET, AN ARC LENGTH OF 222.09 FEET, A
CHORD BEARING OF SOUTH 48 DEGREES 41 MINUTES 31 SECONDS
WEST, AND A CHORD LENGTH OF 220.85 FEET TO A POINT;

THENCE EXTENDING ALONG THE SAME, SOUTH 59 DEGREES 00
MINUTES 39 SECONDS WEST, A DISTANCE OF 408.48 FEET TO THE
FIRST MENTIONED POINT AND PLACE OF BEGINNING.

BEING KNOWN AS 1300 VIRGINIA DRIVE.

CONTAINING IN AREA 9.155 ACRES MORE OR LESS.

MES13/21/26 REVISED ZONING INFORMATION
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3100 Horizon Drive, Suite 200 T: 610-277-2402 www.pennoni.com 

King of Prussia, PA 19406  Page 1  

APEXP26001 
MEMORANDUM 

 
TO:  Mr. Christian Zera 
  Apex Padel Club 
   
FROM:  Brian Keaveney, PE, PTOE 
  Damon Drummond, PE 
 
DATE:  March 16, 2026 
 
RE:  Parking Evaluation 

1300/1301 Virginia Drive 
  Upper Dublin Township, Montgomery County, PA 
   
As requested, we have evaluated the parking requirements of the proposed 29,100 square-foot Apex Padel 
Club building to determine if adequate parking can be provided for both the newly proposed building and the 
existing office buildings on the 1300/1301 Virginia Drive property.  The site is located on the northwest corner 
of Virginia Drive and Susquehanna Road in Upper Dublin Township as shown on Figure 1.  The 1300 Virginia 
Drive property shares parking facilities with 1301 Virginia Drive.  The combined 1300/1301 Virginia Drive site 
currently consists of two (2) office buildings, each comprising approximately 104,000 SF, for a total of 
208,000 SF. Currently the 1300/1301 Virginia Drive site provides 821 parking spaces. 
 
Existing Parking Counts 
 
Parking occupancy counts for the 1300/1301 Virginia Drive site were recently conducted on the following 
days: 
 

• Wednesday, February 11, 2026 
• Tuesday, February 17, 2026 

 
In addition, historic parking occupancy counts that were collected in 2024 were also reviewed.  The following 
days were counted in May 2024: 
 

• Wednesday, May 1st 
• Friday, May 3rd 
• Tuesday, May 7th 
• Wednesday, May 8th 

 
Based on the data collected for the site, the peak parking demand typically occurs between 10:00 AM and 
noon (12:00PM) for the existing office buildings. 
 
The observed parking demand for the 1300/1301 Virginia Drive site is summarized in Table 1. Based on the 
2026 and 2024 counts, the maximum number of occupied parking spaces was 286 parking spaces (of the 
821 spaces available), which occurred on Wednesday, February 17, 2026, at 10:45 AM, and 270 parking 
spaces (of the 821 spaces available), which occurred on Wednesday, May 1, 2024, at 10:42 AM.  
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APEXP26001   

Mr. Christian Zera Page 2  1300/1301 Virginia Drive Parking Evaluation 

 
Table 1 - 1300/1301 Virginia Drive - Observed Parking Demand 

 

Date/Time 
# of Spaces 

Occupied  
# of Spaces 
Unoccupied  

% Occupied 

Wednesday, February 11th, 2026, 
(10:30 AM) 

247 574 30% 

Tuesday, February 17, 2026 
(10:45 AM) 

286 535 
35% 

Wednesday, May 1st, 2024 
(10:42 AM) 

270 551 
33% 

Friday, May 3rd, 2024 
at 3:28 PM 

99 722 
12% 

Tuesday, May 7th, 2024 
at 8:29 AM 

73 748 
9% 

Wednesday, May 8th, 2024 
at 6:05 PM 

46 775 
6% 

 
We noted that several trailers were observed in the 1300/1301 Virginia Drive parking lot during each count. 
These trailers were not included in the number of spaces occupied as we would expect that these trailers 
would be removed if the parking lot were to be at or near capacity. 
 
Our understanding is that the 1300 Virginia Drive office building is currently 91% occupied, and the 1301 
Virginia Drive office building is 85% occupied. As such, we adjusted the actual observed parking demand rate 
to reflect both buildings being 100% occupied. This adjustment results in the expected number of occupied 
spaces to increase to 325 spaces, leaving 496 parking spaces at the 1300/1301 Virgina Drive site 
unoccupied.  
 
Additionally, our understanding is that in 2024, the 1300 Virginia Drive office building was 91% occupied, and 
the 1301 Virginia Drive office building was 75% occupied. The adjustment of the actual observed parking 
demand above to reflect both buildings being 100% occupied would result in the expected number of 
occupied spaces to increase to 326 spaces, leaving 495 parking spaces at the 1300/1301 Virgina Drive site 
unoccupied, which is similar to the current 2026 conditions. 
 
For the purposes of this evaluation, based on both the 2024 and current 2026 information, the peak total 
parking demand for the existing office space, if adjusted to 100% occupancy, is 326 parking spaces, which 
results in 495 excess parking spaces during the peak parking period. This correlates to approximately 60% 
of the existing parking spaces being unoccupied with the two office buildings at full capacity. 
 
Parking Demand of Proposed Development 
 
In completing this assessment, we have considered the following information for the 1300/1301 Virginia 
Drive site with the addition of the proposed Apex Padel Club: 
 

• Expected parking demand as per the Institute of Transportation Engineers (ITE). 
• Observation of actual parking demand during typical weekday conditions. 

 
The Apex Padel Club building will consist of approximately 30,020 square feet of space and will result in the 
loss of 140 of the 821 parking spaces on the site, leaving a total of 681 available parking spaces.    
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Mr. Christian Zera Page 3  1300/1301 Virginia Drive Parking Evaluation 

To calculate the total expected parking demand of the 1300/1301 Virginia Drive site, including both existing 
office buildings (Land Use 710 - “Office Space”) and the proposed Apex Padel Club (Land Use 491 - 
“Raquet/Tennis Club”), we utilized the Institute of Transportation Engineers (ITE) Parking Generation Manual 
(PGM) 6th Edition, which is considered an industry standard in estimating the actual expected parking 
demand for a variety of land uses.  The ITE parking demand for the development is noted below.  
 
The calculations of the required parking in accordance with the ITE data, are shown in Table 2. The 
calculation worksheets are attached. 
 

Table 2 - 1300/1301 Virginia Drive – Parking Requirements 
 

Land Use 
ITE PGM 

(85th Percentile 
Demand) 

Office 
ITE Land Use Code 710 (Existing buildings) 

620 

Raquet/Tennis Club 
ITE Land Use Code 491 

37 

Total: 657 

 
It is also important to note that the peak parking demands of the existing office buildings and the proposed 
Apex Padel Club use will not occur at the same time. The office peak demand is typically in the late mornings 
as previously noted, and the expected parking demand for the proposed Apex Padel Club will typically occur 
in the late afternoon/evening. As such, these uses are complementary to each other in terms of making 
efficient use of available parking on the site.   
 
Summary and Conclusions 
 
As noted, we do not expect the peak parking demands of the existing office buildings and the Apex Padel 
Club to occur at the same time. However, for the purposes of this evaluation, we conservatively assumed 
that the parking demand of the two uses would coincide.  A summary of the information outlined above is 
shown in Table 3. 

 
Overall, based on the parking demand rate of the existing office building, and the expected parking demand 
of the proposed Apex Padel Club, sufficient parking will exist on the site, and the Apex Padel Club can be 
accommodated without detrimental impact to the 1300/1301 Virginia Drive site parking.   
  

110



APEXP26001   

Mr. Christian Zera Page 4  1300/1301 Virginia Drive Parking Evaluation 

Table 3 - 1300/1301 Virginia Drive – Parking Demand vs Parking Supply 
 

Land Use 
Existing 
Parking 
Demand 

Future Parking 
(Based on current 

office parking 
demand) 

Future Parking 
(Based on ITE PGM 

demand) 

Office 
ITE Land Use Code 710 

326 326 620 

Raquet/Tennis Club, 
ITE Land Use Code 491 

0 37 37 

Total: 326 363 657 

Available parking spaces 821 681 681 

Excess parking spaces 
during peak demand 

+495 +318 +34 

 
 
If you have any questions or require additional information at this point, please don’t hesitate to contact me. 
 
cc: Abhishek Joshi, PE, PTOE   

Denise R. Yarnoff, Riley, Riper Hollin & Colagreco 
 
 
Attachments: Figure 1 – Site Location Map 
  Overall Existing Site Plan 
  Overall Proposed Site Plan 
  Proposed Building Floor Plan – Apex Padel Club 
  Parking Occupancy Count Summary – 2026 
  Parking Occupancy Count Summary – 2024 
  Parking Generation Calculations & Supporting Information 
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OFFICE CENTER DRIVE
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SUSQUEHANNA ROAD

ZONING CODE ANALYSIS:

CODE: UPPER DUBLIN TOWNSHIP CODE OF ORDINANCES, CHAPTER 255 ZONING

PARCEL: 1300 VIRGINIA DRIVE
LOT AREA: 7.7149 ACRES
ZONING DISTRICT: EC - EMPLOYMENT CENTER DISTRICT
EXISTING USE: OFFICE BUILDING
EXISTING GROSS BUILDING AREA: 208,000 SQUARE FEET

DIMENSIONAL STANDARDS
MIN. LOT AREA: 2 ACRES
MIN. SITE/LOT WIDTH: 200 FEET
MIN. FRONT YARD SETBACK: 50 FEET
MIN. SIDE YARD SETBACK: 37.5 FEET*
MIN. REAR YARD SETBACK: 37.5 FEET*
MAX. BUILDING HEIGHT: 50 FEET / 4 STORIES

REQUIRED PARKING SPACES (COMBINED CALCULATION FOR 1300 AND 1301 VIRGINIA DRIVE)
TOTAL REQUIRED PARKING
• OFFICE LOCATED IN EC DISTRICT: 1/250 SQUARE FEET 
• 1300 VIRGINIA DR: 104,000/250 = 416
• 1301 VIRGINIA DR: 104,000/250 = 416
• TOTAL REQUIRED PARKING: 832
• 1300 VIRGINIA DR TOTAL EXIST PARKING: 322
• 1301 VIRGINIA DR TOTAL EXIST PARKING: 499
• TOTAL EXISTING PARKING: 821

* PER ZONING HEARING BOARD DECISION, APPEAL NO. 1132 JUNE 25, 1980

HEXAGON STUDIO ARCHITECTS
WWW.HEXAGON-ARCH.COM
215.798.9710

APEX PADEL CLUB

SD00111.10.2025

OVERALL EXIST. SITE PLAN
1300 VIRGINIA DRIVE, FORT WASHINGTON, PA 19034

SITE PLAN - OVERALL EXISTING N

225 ft45 90 135 1800

ZONING INFORMATION

1300 VIRGINIA DRIVE

1301 VIRGINIA DRIVE

N

113
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"

BUILDING SETBACK (60' REQ'D)

EXIST. PROPERTY LINE

COVERED ENTRY 
(UNDER ROOF)

ZONING CODE ANALYSIS:

CODE: UPPER DUBLIN TOWNSHIP CODE OF ORDINANCES, CHAPTER 255 ZONING

PARCEL: 1300 VIRGINIA DRIVE
LOT AREA: 7.7149 ACRES
ZONING DISTRICT: GFW - GREATER FORT WASHINGTON DISTRICT
EXISTING USE: OFFICE BUILDING
EXISTING GROSS BUILDING AREA: 208,000 SQUARE FEET
PROPOSED ADDITIONAL GROSS BUILDING AREA: 28,650 SQUARE FEET

DIMENSIONAL STANDARDS
MIN. LOT AREA: 2 ACRES
MIN. SITE/LOT WIDTH: 200 FEET
MIN. FRONT YARD SETBACK: 25 FEET
MIN. SIDE YARD SETBACK: 35 FEET
MIN. REAR YARD SETBACK: 45 FEET
MIN. PARKING SETBACK FROM ROW: 50 FEET
MAX. LOT COVERAGE: (30% x ????) + (2.5%x????) = ???? NOT TO EXCEED 45% x ????
MAX. BUILDING HEIGHT: 75 FEET / 4 STORIES

REQUIRED PARKING SPACES (COMBINED CALCULATION FOR 1300 AND 1301 VIRGINIA DRIVE)
• OFFICE LOCATED IN GFW DISTRICT: 1/250 SQUARE FEET
• MIXED USES PER 255-294(D): 3.3/1,000 SQUARE FEET
• INDOOR RECREATION FACILITY:

• 1/50 SQUARE FEET OF COURT SPACE
• 1/250 SQUARE FEET OF NON-COURT SPACE

• 1300 VIRGINIA DR:
• OFFICE BUILDING: (104,000/1,000)x3.3 = 344
• INDOOR RECREATION COURTS: (29,100/1,000)x3.3 = 96

• 1301 VIRGINIA DR: 104,000/250 = 416
TOTAL REQUIRED PARKING: 344 + 96 + 416 = 856

TOTAL EXISTING PARKING: 821
TOTAL PROPOSED PARKING: 710

HEXAGON STUDIO ARCHITECTS
WWW.HEXAGON-ARCH.COM
215.798.9710

APEX PADEL CLUB

SD00301.29.2026

OVERALL PROPOSED SITE PLAN REVISED
1300 VIRGINIA DRIVE, FORT WASHINGTON, PA 19034

SITE PLAN - OVERALL PROPOSED N

225 ft45 90 135 1800

ZONING INFORMATION

1300 VIRGINIA DRIVE

1301 VIRGINIA DRIVE

PROPOSED 
STRUCTURE

N
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APEXP26001

Existing Parking Count

DATE ZONE # # OF SPACES
TOTAL 

SPACES

1 0 104

2 64 250

3 36 86

4 20 26

5 117 244 1. Roughly 15 additional spaces were taken up by storage of trailers & equipment. 132 spaces in use total.

6 0 102 2. No vehicles – Lot was blocked off by a fence.

7 10 9

TOTAL 247 821 30.1% 574

1 0 104

2 111 250

3 51 86

4 0 26

5 115 244 Note: There are several trailers parking in the lot. These were not included in the count as it was assumed they would be removed if the space was needed.

6 0 102

7 9 9

TOTAL 286 821 34.8% 535

Maxed Parked 286

1300 Viriginia 

Drive
91% Occupied

1301 Viriginia 

Drive
85% Occupied

176%

200%

88% occupied

12% unoccupied

325 Project Occupied Spaces with 1300 & 1301 Virigina Drive fully occupied

821 Total Spaces

496 Total Unoccupied Spaces at full building occupancy

Wednesday, 

February 11, 

2026

at 10:30 AM

Tuesday, 

February 17, 

2026

at 10:45 AM

116



APEXP26001

Existing Parking Count

DATE ZONE # SLIDE # # OF SPACES
TOTAL 

SPACES

1 3 2 104

2 4 115 250

3 6 49 86

4 7 15 26

5 8 81 244 Note: There are several trailers parking in the lot. These were not included in the count as it was assumed they would be removed if the space was needed.

6 11 0 102

7 7 8 9

270 821 32.9% 551

1 14 2 104

2 16 52 250

3 18 16 86

4 20 0 26

5 22 25 244 Note: There are several trailers parking in the lot. These were not included in the count as it was assumed they would be removed if the space was needed.

6 23 0 102

7 19 4 9

99 821 12.1% 722

1 26 0 104

2 28 15 250

3 30 14 86

4 35 7 26

5 34 33 244 Note: There are several trailers parking in the lot. These were not included in the count as it was assumed they would be removed if the space was needed.

6 33 0 102

7 31 4 9

73 821 8.9% 748

1 37 1 104

2 38 24 250

3 40 11 86

4 45 4 26

5 42 6 244 Note: There are several trailers parking in the lot. These were not included in the count as it was assumed they would be removed if the space was needed.

6 43 0 102

7 37 0 9

46 821 5.6% 775

Maxed Parked 270

1300 Viriginia 

Drive
91% Occupied

1301 Viriginia 

Drive
75% Occupied

166%

200%

83% occupied

17% unoccupied

326 Project Occupied Spaces with 1300 & 1301 Virigina Drive fully occupied

821 Total Spaces

495 Total Unoccupied Spaces at full building occupancy

Wednesday, 

May 8th, 2024

at 6:05 PM

TOTAL

Wednesday, 

May 1st, 2024

at 10:42 AM

TOTAL

Friday, May 

3rd, 2024

at 3:28 PM

TOTAL

Tuesday, May 

7th, 2024

at 8:29 AM

TOTAL
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APEXP26001 1301 Viriginia Drive, Fort Washington, PA Done By: DAD

Parking Generation Calculations Date: 3/6/26

Existing 1300/1301 Virginia Drive Development: Checked  By: AJ

2 Office Buildings Date: 3/6/26

104,000 SF each

208,000SF Total

ITE Parking Generation Manual 6th Edition Calculations (WebApp):

Rate
Parking 

Demand
Rate

Parking 

Demand

LUC 710 General Office Building 1K GSF 208 1.95 406 2.98 620

LUC 491 Raquet/Tennis Club 1K GSF 30.02 0.94 29 1.03 31 For 85th, used max rate from range

LUC 491 Raquet/Tennis Club Courts 8 3.93 32 4.59 37

0 657Total

Land Use Code (LUC) Units Quantity Avg Rate 85th%

Parking Demand

Weekday

128
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Land Use: 491 Racquet/Tennis Club

Description
A racquet/tennis club is a privately-owned facility that caters primarily to racquet sports (tennis, 
racquetball, pickleball, handball, squash) both indoor and outdoor. This land use may also provide 
ancillary facilities, such as a whirlpool, sauna, spa, weight room, snack bar, or retail store. Some sites 
offer daycare. Some sites offer competitive team sports. These facilities are membership clubs that 
may allow access to the general public for a fee.

Time-of-Day Distribution for Parking Demand
The current database for this land use does not have sufficient data to produce a detailed, hour-by-
hour distribution of parking demand from which the analyst can determine a peak period of parking 
demand. Based on the time periods for which data were collected for this land use and on a review 
of comparable land uses with hour-by-hour parking demand data, the presumed peak period for 
parking demand for this land use is between late-afternoon and early-evening.

Additional Data
The average parking supply ratio for the four study sites with parking supply information is 1.1 spaces 
per 1,000 square feet GFA. The average peak parking occupancy at these four sites is 96 percent.

The sites were surveyed in the 1990s in Oregon. 

Source Numbers
275, 276

Land Use Descriptions and Data Plots 129



282 Parking Generation Manual, 6th Edition

Racquet/Tennis Club
(491)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 2

Avg. 1000 Sq. Ft. GFA: 63

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

0.94 0.80 - 1.03 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size
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Average RateStudy Site

Fitted Curve Equation: *** R²= ***

X = 1000 Sq. Ft. GFA

P 
= 
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rk

ed
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eh
ic

le
s
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Racquet/Tennis Club
(491)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Saturday

Setting/Location: General Urban/Suburban
Number of Studies: 1

Avg. 1000 Sq. Ft. GFA: 18

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.33 1.33 - 1.33 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size
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Fitted Curve Equation: *** R²= ***

X = 1000 Sq. Ft. GFA

P 
= 
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Land Use Descriptions and Data Plots 131



284 Parking Generation Manual, 6th Edition

Racquet/Tennis Club
(491)

Peak Period Parking Demand vs: Courts
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 2

Avg. Num. of Courts: 15

Peak Period Parking Demand per Court

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

3.93 3.08 - 4.59 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size
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Racquet/Tennis Club
(491)

Peak Period Parking Demand vs: Courts
On a: Saturday

Setting/Location: General Urban/Suburban
Number of Studies: 1

Avg. Num. of Courts: 12

Peak Period Parking Demand per Court

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

2.00 2.00 - 2.00 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size

0 10 20
0

10

20

30

Average RateStudy Site
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X = Number of Courts
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Racquet/Tennis Club
(491)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Friday)

Setting/Location: Dense Multi-Use Urban
Number of Studies: 1

Avg. 1000 Sq. Ft. GFA: 26

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.15 1.15 - 1.15 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size
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Land Use: 710 General Office Building

Description
A general office building is a building with multiple tenants that employ persons in the management, 
direction, or conduct of legal, accounting, engineering, consulting, real estate, insurance, financial, or 
other professional services. A general office building with a gross floor area of 10,000 square feet or 
less is classified as a small office building (Land Use 712).

Time-of-Day Distribution for Parking Demand
The following table presents a time-of-day distribution of parking demand on a weekday at 19 study 
sites in a general urban/suburban setting.

Hour Beginning

Percent of Weekday Peak Parking Demand
General Urban/Suburban

12:00-4:00 a.m. —

5:00 a.m. —

6:00 a.m. —

7:00 a.m. 13

8:00 a.m. 47

9:00 a.m. 87

10:00 a.m. 99

11:00 a.m. 100

12:00 p.m. 86

1:00 p.m. 84

2:00 p.m. 93

3:00 p.m. 93

4:00 p.m. 85

5:00 p.m. 57

6:00 p.m. 21

7:00 p.m. —

8:00 p.m. —

9:00 p.m. —

10:00 p.m. —

11:00 p.m. —

Land Use Descriptions and Data Plots 135
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Additional Data
For the seven study sites with parking supply information and located in a dense multi-use urban 
setting, the average parking supply ratio is 2.9 spaces per 1,000 square feet GFA. At these sites, the 
average peak parking occupancy is 56 percent.

For the 63 study sites with parking supply information and located in a general urban/suburban 
setting, the average parking supply ratio is 3.3 spaces per 1,000 square feet GFA. At these sites, the 
average peak parking occupancy is 60 percent.

For nine study sites, parking demand data were collected on a Saturday as well as a weekday. For 
those sites, peak Saturday parking demand averages 13 percent of the peak weekday parking demand.

The sites were surveyed in the 1990s, the 2000s, the 2010s, and the 2020s in Alabama, Arizona, 
California, Colorado, District of Columbia, Georgia, Illinois, Indiana, Maine, Maryland, Massachusetts, 
Minnesota, Montana, New Jersey, New York, Ontario (CAN), Oregon, Pennsylvania, Texas, Utah, 
Virginia, Washington, and Wisconsin.

Source Numbers
122, 201, 211, 217, 276, 425, 431, 433, 436, 438, 440, 516, 531, 540, 551, 555, 556, 567, 571, 572, 588, 
607, 618, 622, 633
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General Office Building
(710)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 77

Avg. 1000 Sq. Ft. GFA: 131

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.95 0.50 - 3.60 1.68 / 2.98 1.79 - 2.11 0.70 ( 36% )

Data Plot and Equation

0 200 400 600
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Average RateStudy Site Fitted Curve

Fitted Curve Equation: Ln(P) = 0.99 Ln(X) + 0.66 R²= 0.83

X = 1000 Sq. Ft. GFA
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General Office Building
(710)

Peak Period Parking Demand vs: Employees
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 12

Avg. Num. of Employees: 159

Peak Period Parking Demand per Employee

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

0.79 0.58 - 2.00 0.64 / 1.00 *** 0.13 ( 16% )

Data Plot and Equation
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Average RateStudy Site Fitted Curve

Fitted Curve Equation: P = 0.80(X) - 2.70 R²= 0.97

X = Number of Employees
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General Office Building
(710)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Friday)

Setting/Location: Dense Multi-Use Urban
Number of Studies: 8

Avg. 1000 Sq. Ft. GFA: 271

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.58 1.08 - 1.95 1.53 / 1.92 *** 0.28 ( 18% )

Data Plot and Equation
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Average RateStudy Site Fitted Curve

Fitted Curve Equation: P = 1.48(X) + 29.40 R²= 0.88

X = 1000 Sq. Ft. GFA
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rrhc.com 

 
717 Constitution Drive, Suite 201    Exton, PA    19341    P. 610-458-4400 F. 610-458-4441 

 
 

 

 
 
#1811705v1 

DENISE R. YARNOFF  
Denise@rrhc.com 
extension 0210  
 

 
 
 

 
March 23, 2026 

 
via Hand Delivery & 
Electronic Mail 
 
Riley McGrath, Zoning Officer & Planning Coordinator 
Upper Dublin Township 
801 Loch Alsh Avenue 
Fort Washington, PA 19304 
 

Re: Apex Padel Club, LLC; Zoning Hearing Board Application 
 1300-1301 Virginia Drive; TPN: 54-00-16385-00-4 & 54-00-16386-00-3 

 
Dear Riley:  
 
 This firm represents Apex Padel Club, LLC (the “Applicant”) with respect to property at 
1300-1301 Virginia Drive, more particularly identified as Tax Parcel Numbers 54-00-16385-00-4 
and 54-00-16386-00-3 (collectively the “Property”). 1300 Virginia is owned by Maplewood-
Virginia, LLLP, and 1301 Virginia is owned by Maplewood 1301, LLC, both of which are 
managed by Richard Smith (collectively the “Owner”).   

 
As you know, the Property is improved with two (2) office buildings and off-street parking.  

With the authority of Owner, Applicant is proposing the build an indoor pickleball and padel 
facility, classified as an indoor recreational use, on a portion of the Property’s existing parking lot.  
This use is expected to complement the existing office uses and help revitalize a parking area that 
is mostly vacant today with mostly occupied office buildings.  Although this use is not expected 
to have any adverse impact on the Property’s existing uses or the surrounding area, certain special 
exception(s) and/or variance relief will be necessary to allow this proposal, much of which is made 
necessary by the existing legal nonconforming conditions of the Property.   

 
Enclosed herein is an application to the Upper Dublin Zoning Hearing Board (the 

“Application”), which details the Applicant’s requested relief and justification therefor.  The 
following is a list of documents and information submitted in support of the Application:             

 
1. Upper Dublin Township Zoning Hearing Board Application, with addendum;  
2. Letter of Authorization executed by an authorized representative of Owner;  
3. Three (3) copies of a Special Warranty Deed dated April 7, 2006, and recorded April 

24, 2006, evidencing Maplewood-Virginia, LLLP’s ownership of 1300 Virginia Drive;  
4. Three (3) copies of a Special Warranty Deed dated March 24, 2017, and recorded April 

3, 2017, evidencing Maplewood 1301, LLC’s ownership of 1301 Virginia Drive;  

140



 
Riley McGrath 
Upper Dublin Township Zoning Officer 
March 23, 2026 
Page 2 
 
 

#1811705v1 

5. Eight (8) copies of a Variance Plan prepared by AKRF, Inc. dated March 23, 2026;  
6. Eight (8) copies of a Existing Conditions Plan prepared by SAS Geospatial, LLC. 

dated March 18, 2026; last revised March 21, 2026; 
7. Eight (8) copies of a Lot Line Change Plan prepared by SAS Geospatial, LLC. dated 

March 18 2026; last revised March 21, 2026; 
8. Building and Impervious Coverage Form for Lot 1300 
9. Building and Impervious Coverage Form for Lot 1301 
10. Three (3) copies of a Parking Evaluation Study prepared by Pennoni dated March 16, 

2026; and 
11. A check made payable to Upper Dublin Township in the amount of $1,500 representing 

the Zoning Hearing Board Application fee.  
 

An electronic copy of the above materials is provided with the email submission of the 
Application. 

 
The Applicant respectfully requests the Application be scheduled for consideration at the 

Zoning Hearing Board’s next public meeting, which I understand is scheduled for April 27, 2026.  
I understand that the Township handles the public notices required under the MPC and Sectioni 
255-179 of the Upper Dublin Zoning Ordinance, including newspaper publication and posting of 
the Property.  Please advise me if that understanding is incorrect.   

 
Thank you in advance for your consideration of this matter.        

 
 
      Very truly yours, 
       
      /s/ Denise Yarnoff    

 
      DENISE R. YARNOFF 
 

DRY/rmf 
Enclosures 
cc: Kurt Ferguson, Township Manager 
 Tom Fountain, Township Engineer 
 Richard Sokorai, Esq., Township Solicitor 
 Christian Zera 
 Saul Treiman, Esq. 
 Ed Confair, P.E. PLA 
 Katherine Laub, P.E. 
 Micah Hanson, RA, NCARB, LEED AP, CPHC 
 Damon Drummond 
 Ryan M. Furlong, Esq. 
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McGrath, Riley 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

Ryan Furlong <RyanF@RRHC.COM> 
Monday, April 6, 2026 11:50 AM 
Fountain, Tom 
McGrath, Riley; Ferguson, Kurt; Richard Sokorai; Denise R Yarnoff 
1300-01 Virginia ZHB Application supplement/amendment 
Pennoni Study_4_6_2026(1814509.1).pdf; ZHB Plan_4_6_2026_11 x 17(1814636.1).pdf 

CAUTION: [This is an External Email. Do not click links or open attachments unless you recognize the sender and know the content is safe]. 14.,1: 

Hi Tom - 

Thank you for your patience as we work through this issue. We remain hopeful that the property owner will reach a 
resolution of the sinkhole issue shortly. To account for that possibility, we do not want to rescind the off-street 
parking relief that was requested in the initial application. That said, we would like to supplement our application 
to account for the possibility that the sinkhole is not resolved. 

It is our understanding that 102 parking spaces are impacted by the sinkhole today. If those spaces are not 
repaired, then 592 spaces would be available on the Property after considering the Applicant's proposed 
recreational facility (313 spaces on 1301 Virginia and 279 spaces on 1300 Virginia). Therefore, the Applicant 
respectfully requests to supplement its initial application with the following requests for dimensional variance 
relief regarding off- street parking, which is pleaded in the alternative to the Applicant's original request for either 
special exception approval or variance relief for off-street parking: 

A dimensional variance from Section 255-135.C(5)(a) to allow 313 spaces on 1301 Virginia, where 416 
spaces is required for a 104,000 square foot office building; and 
A dimensional variance from Section 255-294.D to allow 279 spaces on 1300 Virginia Drive, where 437 
spaces would be required for an approximately 132,000 square feet of building area comprised of multiple 
uses. 

The Applicant believes that 592 spaces would satisfy peak parking demand for the office buildings and its 
recreational use, which is approximately 363 vehicles, based on the attached parking study prepared by 
Pennoni. I have also attached an updated variance plan. 

As always, please reach out with any questions or concerns. 

Ryan Furlong, Esquire 
Riley Riper Hollin & Colagreco 
717 Constitution Drive, Suite 201 
Exton, PA 19341 
RyanF@rrhc.com  
(610) 458-4400 Ext. 0235 (office) 
(610) 458-4441 (fax) 
(610) 731-6340 (cell) 
www.rrhc.com 

1 
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