PC MONTHLY MEETING
UPPER DUBLIN TOWNSHIP PLANNING COMMISSION
TUESDAY, DECEMBER 17, 2024 | 7:00 PM
520 Virginia Drive Fort Washington PA 19034

=l o

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

CALL TO ORDER AND ROLL CALL
ACTION ITEMS

1. Review and Approve Minutes from the November 19, 2024 Meeting

2. Review of UD Plan- Final Draft, Upper Dublin Township’s 2025
Comprehensive Plan Update

3. Third Review of Proposed Text Amendment for OC — Office
Center Mixed-Use District affecting 2101 Welsh Road, a/k/a
Prudential Tract, and The Promenade, UD #24-07

4. Review of Sketch Plan Application for “Fly Thru” Remodel at
1145 Virginia Drive, Fort Washington a/k/a/ Wawa Inc., UD #24-
14

5. Review of Request for Waiver of Land Development for a Shed
Installation at 1300 Jennifer Drive, a/k/a Dublin Terrace, UD
#24-15


mailto:%20meeting@upperdublin.net
https://www.facebook.com/UpperDublinTownship/
https://www.instagram.com/upperdublintwp/
https://www.upperdublin.net/home/showpublisheddocument/3333/638687385812430000

NEXT MEETING
Tuesday, January 21, 2025

ADJOURN



Agenda Item No: 1

Planning Commission Agenda Item Report

Meeting Date: December 17, 2024
Agenda Section: ACTION ITEMS

Subject:
Review and Approve Minutes from the November 19, 2024 Meeting

Attachments:
MinutesPC-20241119.pdf


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039278/MinutesPC-20241119.pdf

A meeting of the Planning Commission (PC) of Upper Dublin Township (UDT) was held on
Tuesday, November 19, 2024, at 7:00 p.m., at 520 Virginia Drive, Michael Cover presiding.

In attendance were members of the Planning Commission: Pricilla McDonald, Dr. Paul Halpern,
Robert Winegrad, Gary Weaver, Michael Cover, Roger Willcox, and Marc Osias. Zoning Officer
Alison Giles, Township Engineer Thomas Fountain, and Township Solicitor David Brooman
were also present.

REVIEW AND APPROVAL OF MINUTES:
Mr. Weaver motioned, with Mr. Willcox seconding, to approve the minutes of October 15, 2024
without reading.

VOTE ON MOTION ALL YES MOTION CARRIED

Mr. Cover announced that they will first begin with the Willow Grove Baptist Church agenda
item.

PLAN REVIEW AND DISCUSSIONS:

Review of Request for Waiver of Land Development for Willow Grove Baptist Church of 3600
Welsh Road, Willow Grove, UD #24-13:

Mr. Fountian summarized the project and stated that Township asked the applicant to apply for
a waiver of land development, due to the non-residential zoning, to construct a shed which
would be used for storage purposes.

John Zimmer, Church Council Member, stated that originally, they were looking to utilize the
shed for a pantry, but have since decided to only utilize the shed for additional storage to free
up space inside the church.

Mr. Weaver motioned with Mr. Willcox seconding, to recommend to the Board of
Commissioners approval of the Waiver Application for Willow Grove Baptist Church — Storage
Shed Waiver UD #24-13 with the following conditions:

e The recommendations presented in the Townships Engineer letter dated October 30,
2024.

VOTE ON MOTION ALL YES MOTION CARRIED

Review of Final Land Development Application for 1840 Norristown Drive., Maple Glen, a/k/a
the Goodman Tract, UD #22-11:

Christen Pionzio, Attorney, introduced the applicant team and proposal and summarized their
project updates concerning road and intersection improvements but stated the development
plans have not changed. Ms. Pionzio then reviewed items they will comply with from the
following review letters: Shade Tree Commission, Environmental Protection Advisory Board,



Montgomery County Planning Commission, Township Landscape Architect, and the
Township Traffic Engineer.

Ms. Pionzio reviewed the Township Engineer’s review letter to address items that needed
further discussion including decks, setbacks, impervious coverage, road improvement
installation timing, and maintenance of frontage improvements.

Ms. Giles asked the applicant to talk about where property accessory uses and structures
(gazebos or benches) and maintenance areas (dumpsters and snow collection) would be
located.

Eric A. Britz, Bohler Engineering, stated a gazebo and benches are proposed at the southeast
corner of the property along Norristown Road and along the path following the basin leading
into the public area. Waste collection will be curbside pick-up so there are no dumpsters
proposed and snow would be piled between houses and at the end of cul-de-sacs.

Ms. Giles stated that the submitted renderings were missing code-required shutters and
mullions and should be updated to reflect such.

Ms. Pionzio stated that they would comply with the maximum building height of 35-feet.

Ms. Giles asked the applicant to: forward their draft of the HOA Maintenance and Operations
Common Facilities Plan; identify on the plan the 5-foot-wide grass strips separating sidewalks
from adjacent internal streets; and asked to see final monument sign renderings before final
land development.

Ms. Pionzio stated for the record that the monument signs have not been designed yet and the
applicant would either comply or go before the Zoning Hearing Board for variances.

Mr. Fountain stated that the issue of the covenant will need to be worked out; the Bucks
County Water and Sewer Authority off-site force main improvement is still an outstanding
issue; and expressed concern for the timing of the Bulter Pike and Norristown Road
intersection improvements, Norristown Road and Welsh Road intersection improvements, and
Norristown Road frontage road improvements which are all now being conducted by
PennDOT, but need to be completed before building permits can be issued.

Ms. Pionzio expressed that the applicant has done their part by funding their part of the
improvements and should not be delayed for an off-site project when their pedestrian
connections work regardless of the completion of the PennDOT projects.

Matt Hammond, Traffic Planning & Design, summarized how they worked with PennDOT
and the Township to coordinate the intersection improvements along Norristown Road and
stated that they have submitted the HOP plans to PennDOT but have not yet received the
permit.



Mr. Weaver asked whether the developer addressed if the HOP plan and construction of the
applicant’s portion of the development would be done prior to issuance of the building permits
for safety reasons?

Mr. Fountian stated that it would be secured with escrow in order to ensure its completion.

Ms. Pionzio clarified that the building could be under construction with building permits, and
rather, the building could not be occupied until PennDOT says the intersections are
substantially complete, the site is secure, and access on Norristown Road is allowed to be
utilized.

Mr. Weaver asked the applicant to agree on the record that they are okay with not receiving
the Certificate of Occupancy until the site is secure.

Ms. Pionzio agreed stating they would comply and not seek Certificate of Occupancy until
PennDOT allows utilization of the access.

Mr. Weaver asked whether a pump station permit has been submitted.

Mr. Britz stated that they do not need permits because they are tying into an existing gravity
line.

Ms. McDonald asked for clarification on the access point across from Chaucer Drive.

Ms. Pionzio explained that a pork chop would be installed in the access point across from
Chaucer Drive, which is a center concrete divider placed in the driveway forcing drivers to
turn either left or right and deters them from going straight across.

Mr. Osias asked how specifically the Norristown and Limekiln intersections would be
improved.

Mr. Smyth answered that PennDOT is addressing all three Maple Glen Triangle intersections
and will install a three-lane cross section so that there are left turn lanes. Mr. Smyth stated that
there will be quarterly meetings to ensure the projects are well coordinated between the two
projects and believes 2027 is an achievable timeframe for PennDOT.

Discussion further ensued regarding the various intersection improvement projects.
Mr. Winegrad expressed concern for lack of street lighting and asked if it could be expanded
to better light sidewalk areas around the Bulter and Norristown sides, especially for school

children, and to better illuminate the towpath.

Ms. Pionzio stated that the applicant will take a look at this matter further.



Public Comment for Review of Final Land Development Application for 1840 Norristown
Drive., Maple Glen, a/k/a the Goodman Tract, UD #22-11:

Thomas Reed, 1820 Thornbury Drive, expressed concern for cut through on Chaucer Drive
and concern for youth hanging out in the cul-de-sac, and requested the feature be taken out of
the plan.

Maryellen Daley, 532 Dogwood Drive, inquired whether a double tree line between the
Goodman property and the Meadowview Estates property will be incorporated because they
currently get a lot of stormwater runoff from the Goodman property due to the clearing of trees
which causes her backyard to be heavily saturated. Ms. Daley additionally asked whether turn
arrow lights will be incorporated into the intersections and whether a no turn on red light
would be installed for right turns onto Limekiln.

Mr. Cover responded that during development, the property must meet certain grading
requirements by the Township Engineer and address stormwater management to prevent any
runoff from happening.

Mr. Smyth responded that the no turn on red and turn arrows will be matters reviewed and
addressed by PennDOT with specific criteria, but that he would raise the concerns with
PennDOT.

Susannah McCarthy, 1718 E Butler Pike, thanked all parties involved for their work to
increase safety in the project, and asked for confirmation that both intersection projects will
need to be finished before a Certificate of Occupancy is issued to the development.

Mr. Smyth responded that they are pushing PennDOT to complete the intersection designs so
that construction can start in 2026, but understands the concern and will continue to push the
project.

Mina Merizalde, 521 Dogwood Drive, asked whether any of the surviving trees would be cut
down to follow through with the additional tree buffer that is being proposed; asked whether
the cul-de-sac would be promoted as a resident picnic area and if so, would like neighbors on
the other side of that property line be notified of the noise level; and asked whether the current
grading between the Dogwood side and the Goodman property would change?

Mr. Britz, responded that currently about an acre of the northwest corner of the site drains to
the west towards Meadowview which will be corrected to dramatically decrease that drainage
which will also improve the drainage towards Dogwood, however some of the trees will need
to be cut down in order to grade that area but they will be replaced with a double row. The cul-
de-sac is not a promoted residential area, but rather an area for vehicles to turn around and
include some additional parking.

Ms. Daley asked whether the towpath along Welsh Road is being installed in conjunction with
the Goodman property and inquired how it would be maintained.



Mr. Fountain responded that the path being installed from the Goodman Tract to Bulter Pike is
motivated as part of the development of the Goodman property; the maintenance of this path
would either be by the HOA or the Township and would not be the responsibility of any
Meadowview residents.

Mr. Weaver motioned, with Mr. Willcox seconding, to recommend to the Board of
Commissioners approval of the Final Land Development Application for 1840 Norristown
Drive., Maple Glen, a/k/a the Goodman Tract, UD #22-11 with the following conditions:

e The recommendations presented in the Steve Stone, Shade Tree Commission, email dated
October 25, 2024.

e The resolution of the recommendations presented in the Richard Collier, Township
Landscape Architect, letter dated October 9, 2024.

e The resolution of the recommendations presented in the Tom Fountian, Township
Engineer, letter dated November 4, 2024.

e The resolution of the recommendations presented in the Alison Giles, Township Planner,
letter dated February 16, 2023.

e The Township Solicitor will review the provisions of the amended covenants to assure
any township concerns have been resolved.

e The developer agrees that no Certificates of Occupancies will be issued until the
developer’s HOP has progressed to the point that PennDOT can allow safe access into the
site for the public.

e All permits for the project have been approved and copies submitted to the Township.

e The developer’s engineers will review the lighting concerns raised by the Planning
Commission.

e The resolution of the recommendations presented in the Jack Symth, Township Traffic
Engineer, letter dated November 12, 2024.

VOTE ON MOTION ALL YES MOTION CARRIED
The Planning Commission took a five-minute break.

Review of Sketch Plan submitted by Commerce Pursuit Capitol, L.P., for 1635-47 N Limekiln
Pike, UD #24-12:

Rob Gundlach, Attorney, introduced the applicant team, stated that they are only looking for
feedback from the Board, and provided an overview of the project highlighting the history of
the Tai Tract, existing structures which are in poor condition, a proposed sketch plan of 22
townhomes, and potential roadway connections.

Mr. Cover asked what the benefit would be to connecting the Dreshertown Shopping Plaza
entrance through to the proposed community.

Mr. Gundlach stated that the applicant prefers it to not connect through to the shopping center
allowing for a quieter self-contained community, however, BET prefers the roadway
connection.



Ms. Giles made the point that a café is proposed for the shopping center nearby which could
cause an increase of morning traffic.

Mr. Gundlach stated the proposed townhomes will be a high-end, walkable community with 3-
story townhome dimensions of 24x40, no basement, and an estimated cost of around
$800,000.

Mr. Smyth stated that he is not in favor of connecting the access road straight through to the
shopping plaza, to Trilogy and out to Susquehanna due to it bisecting the community; and
stated that with the option of two access points, the challenge would be the northern one due to
overlapping left turns; and encouraged the applicant to start communication with PennDOT
early on in the project.

Discussion continued for the various potential access point configurations.

Mr. Winegrad posed the idea of a pedestrian crossing with a flashing light for people walking
straight across the road to the shopping plaza.

Ms. Giles stated the MD District requires an active recreation area and expressed she is not
necessarily in favor of where it currently is located on the design.

Mr. Gundlach stated they supported the county’s suggestions on architectural design and
on/off-site pedestrian connectivity.

Ms. McDonald asked whether a U-shape configuration of the houses with only one entrance
would be possible to give more space within the community.

Mr. Gundlach stated they tried several configurations but due to the triangular shape and the
50/25-foot setback requirements, the usable area was limited; however, they would take
another looking after consulting PennDOT on the driveways.

Mr. Cover suggested to the applicant to speak with staff to work out details so the Planning
Commission can receive more solid information.

Mr. Willcox expressed his opinion that there is no vehicular need to connect to Trilogy.

Public Comment Review of Sketch Plan submitted by Commerce Pursuit Capitol, L.P., for 1635-
47 N Limekiln Pike, UD #24-12:

Mark Cuker, 1469 Golden Drive, asked for clarification on the proposed square footage of the
townhomes; stated he supports townhomes rather than retail; stated he supports no connection
with Trilogy to eliminate cut through potential; and hopes the existing vegetation can be
preserved and enhanced between the proposed property and Golden Drive.



NEXT MEETING:
Tuesday, December 17, 2024 at 7:00 PM.

ADJOURNMENT:
There being no further business to discuss, the meeting was adjourned by a motion made by Mr.

Weaver and seconded by Ms. McDonald.

VOTE ON MOTION ALL YES MOTION CARRIED

Respectfully submitted,

Katherine Stein, Recording Secretary

Attest:

Michael Cover, Chairperson
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Planning Commission Agenda Item Report

Meeting Date: December 17, 2024
Agenda Section: ACTION ITEMS

Agenda Item No: 2

Subject:
Review of UD Plan- Final Draft, Upper Dublin Township’s 2025
Comprehensive Plan Update

Attachments:
Memo - Draft Comp Plan Review (1).pdf

DONOTPRINT_UDT_Planning Commission Slide Deck (1).pdf
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https://www.upperdublin.net/home/showpublisheddocument/3333/638687385812430000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039288/Memo_-_Draft_Comp_Plan_Review__1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039324/DONOTPRINT_UDT_Planning_Commission_Slide_Deck__1_.pdf

MONTGOMERY COUNTY
PLANNING COMMISSION

MONTGOMERY COUNTY
BOARD OF COMMISSIONERS

MONTGOMERY COUNTY * PO Box 311

JAMILA H. WINDER, CHAIR
NORRISTOWN, PA 19404-031 1

NEIL K. MAKHIJA, VICE CHAIR
THOMAS DIBELLO, COMMISSIONER
610-278-3722

ONTGOMERY COUNG .
WWW MONTGOMERYCOUNTYPA.GOV PLANNING@MONTGOMERYCOUNTYPA.GOV

ScOTT FRANCE, AICP
EXECUTIVE DIRECTOR

November 8, 2024

SUBJECT: Upper Dublin Draft Comprehensive Plan Review
TO: Alison Giles, Zoning Officer & Planning Coordination, Upper Dublin Township

FROM: Claire Warner, Senior Community Planner, Montgomery County Planning Commission

Upper Dublin Comprehensive Plan Review Notes

As requested, we have reviewed the Draft Upper Dublin Township Comprehensive Plan. Overall, the
comprehensive plan thoughtfully and thoroughly covers important topics. In particular, we commend the in-
depth discussion of housing affordability and the need to diversify housing types throughout the township. The
following memo provides input that the township and comprehensive plan consultants may want to consider. In
addition, when warranted, we provide specific recommendations that we feel could strengthen the plan
elements.

Planning Considerations:

Focus Area: Accessible Neighborhoods

e Priority Bike Routes. Figure 15: Multi-Modal Transportation Network (page 15) shows priority bike
routes through the township, and Limekiln Pike is shown as a priority route. It appears that the routes
are based on the Bike Montco Planned Bicycle Network map, in which Norristown Road is also identified
as a priority route. If the township aims to reflect the priority routes of Bike Montco, Norristown Road
could be included on the map.

e Bus Routes. Figure 15: Multi-Modal Transportation Network (page 15) shows the Bus Routes in the
township, including Route 94 (along Bethlehem Pike) and Route 95, which travels through Upper Dublin
en route between Norristown and Willow Grove. The map also shows Route 201, the connector route
between the Fort Washington regional rail station and the Fort Washington Office Park. These bus
routes may be impacted by SEPTA’s Bus Revolution, the context and impacts of which could be
discussed in the plan alongside the map. We recognize that Bus Revolution is mentioned in the
Appendices on page 177, but we feel that it is important to acknowledge this in the Upper Dublin
Tomorrow section of the plan as well. We recommend coordinating with SEPTA on the recently
approved Bus Revolution plans.

Focus Area: Vibrant & Connected Community Spaces

e Cross County Trail. The development status and regional significance of the Cross County Trail (XCT)
could be discussed in more detail.

o It may be helpful to include an update on the trail project under Action CC2.A. Engineering work
for the portion of the XCT through the Welsh Road and Blair Mill Road intersection will begin
soon. Once complete, the XCT will be an important connector through the areas identified in
Action CC2.A., and the Township Centers on the Future Land Use Map.
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o Inthe last paragraph on page 24, it may strengthen the trail-related recommendations to
include a reference to the regional significance of the XCT and the ability of the trail to connect
people to other places and trails in surrounding communities (such as the Liberty Bell Trail), as
well as within the township.

Focus Area: Adaptive and Resilient Environment

Stormwater Management is a critical component of any development, especially those with
environmentally sensitive areas, and we appreciate the attention spent on the sustainability and
resiliency section of the plan. We think that it would benefit the township to include a brief section
addressing maintenance and inspection of stormwater management facilities. With an increased
reliance on these facilities, it is important to outline a process for their long-term functionality.

Future Land Use Considerations. The map seems generally consistent with the surrounding communities and the

township’s goals. The future land use categories are flexible, and addresses issues to related to housing type,
open space preservation, pedestrian connectivity, and the relationship to land use distribution. The following
section addresses the Future Land Use map and categories:

Transit-Oriented Development. The importance of TOD could be emphasized in the Future Land Use
category, “Commercial Corridor”. With the understanding that the station is in Whitemarsh Township, it
may still be beneficial to identify the areas appropriate for TOD on the Upper Dublin side of the
municipal boundary. The potential for TOD around the Fort Washington Regional Rail Station is
discussed under Action CC 2.B on page 65, but we feel that the importance TOD and the opportunity for
activating the station area could be further highlighted. MCPC created a TOD guidebook and model
ordinance that could be a useful a reference.

Coordinate with Horsham Township. The Maple Glen area, identified in the Future Land Use map as the
Township Center future land use category, shares a commercial corridor surrounded by residential
neighborhoods with Horsham Township. Horsham is also undergoing a comprehensive planning process.
Considering the connections with Horsham Township and the PennDOT projects in the area, we feel it
may be appropriate to consider future multi-municipal coordination on developments and projects in
the Maple Glen area.

Industrial Properties. In the Future Land Use map of the draft comprehensive plan, the area between the
Turnpike and the train tracks is classified as Industrial. While the Future Land Use map aligns with the
current zoning map, that particular section of the land between the Turnpike and the trail tracks area
appears to be heavily wooded. The 2023 Open Space Plan identifies the area between the Turnpike and
train tracks, south of Limekiln Pike/Susquehanna Road as a “property of interest” (#27 and #34). The
Open Space Plan’s Properties of Interest Prioritization Worksheet was developed as a support to the
decision-making process if a property were to become available for acquisition or easement. We feel
that this inconsistency between the two plans should be addressed.

Copy Edits. One minor edit of note is on the first sentence of the second paragraph on page 26. The sentence
beginning with “Increasing usage of trails, especially among a variety user groups...” is unclear and reads as if a
word is missing or that it should be rewritten for clarity.
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https://www.montgomerycountypa.gov/3907/Transit-Oriented-Development-TOD#:%7E:text=The%20TOD%20Model%20Ordinance%20and,oriented%20development%20in%20their%20communities.
https://www.montgomerycountypa.gov/3907/Transit-Oriented-Development-TOD#:%7E:text=The%20TOD%20Model%20Ordinance%20and,oriented%20development%20in%20their%20communities.
https://www.upperdublinrec.net/parks-facilities/open-space

{ban
g

UPPER DUBLIN

COMPREHENSIVE PLAN

December 17, 2024
Planning Commission Public Meeting



Presentation Overview

Purpose & Planning Process

Draft Plan Components
Accessible Neighborhoods Goals & Actions

Vibrant & Connected Communities Goals & Actions

Adoption Process & Questions
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PURPOSE & PROCESS



Comprehensive Plan Purpose

A comprehensive plan is...

* A documentation of the
community’s shared vision for future
preservation and growth.

* A guiding document with
recommendations for policies and
projects that realize the vision.

* Required by the PA Municipalities
Planning Code.

A comprehensive plan is
implemented by...

* A regulatory document for

land use (i.e., zoning and
SALDO).

* Detailed master plan for
sites.

* Capital improvements.

* Updated policy, etc.

17



Update Purpose

UD Plan examines the priorities of the Township from 2010 and updates them by:

: : : * Changes in how and where we work, resulting in changing commuting patterns
COI"ISIdeI'II'Ig Changlng gnd rgducing demand for office spaé:e. ting sine sP
trends and needs that * Household size is decreasing, the population is aging, and the Township’s
have Changed or been households’ median incomes are increasing.
modified since 20]0. . Climi\te change is occurring, felt through more frequent and severe weather

events.

* New residents and changes in needs of long-time residents.

* Learned about the priorities of residents through a community-wide survey
and pop-up engagement events.

* Implementable Comprehensive Plan Model supported by the Pennsylvania
Department of Community and Economic Development (DCED).

FOCUSIng on * Focuses on top community priorities that practical and workable
implementation. recommendations can address.

* Planning elements are all interrelated. The three Focus Areas (the three top
priolrities) require actions from multiple planning elements to accomplish their
goals.

* Each action will be accompanied by a user-friendly implementation framework.

5 18
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Process Materials

Focus Group Summary

November 2023

opan
g

UPPER DUBLIN

COMPREHENSIVE PLAN

Community
Engagement Report

April 2024

Gbuan
4

UPPER DUBLIN

COMPREHENSIVE PLAN

UPPER DUBLIN TOWNSHIP
COMPREHENSIVE PLAN UPDATE

Market and Real Estate Analysis

Upper Dublin Township

Gpuan
¢

UPPER DUBLIN

COMPREHENSIVE PLAN

June 13, 2024
Open House
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PLAN COMPONENTS



Components

Upper Dublin Today

How we got here, what we are today, and how our community assets and challenges provide direction for the future. It is
important to understand how the community evolved to its current state and the characteristics of today’s Upper Dublin to
establish a foundation for how to move forward. We know that trends impacting the Township today need to be considered in
planning efforts.

Upper Dublin Tomorrow

What Upper Dublin Township wants to be in ten years. The vision provides direction for the plan’s goals and paints a picture of
the future if all the goals are accomplished.

GUIDING PRINCIPLES
The value system that guides the plan and future actions. Principles that serve as the foundation for aligning decisions in
Upper Dublin with shared community values and the future vision. The guiding principles apply to all focus areas and goals.

FOCUS AREAS FUTURE LAND USE

Community Priorities. A framework to organize the plan's goals and actions based on

priorities identified by community feedback. The focus areas demonstrate how

elements of a comprehensive plan [e.g, housing, transportation, natural resources, Putting it on the map. The Future Land
etc.) are interrelated in accomplishing the Township's vision. Use section includes an annotated
Future Land Use Map which will be used
to guide future land use decision
making. The future land use map
reflects the goals and actions of the
plan. This section also includes a fiscal
analysis of proposed mixed-use areas in
the Township.

What the plan is accomplishing. Goals outline what the plan's actions will
accomplish. These are the outcomes that the Township are striving to achieve to
realize its vision for the future. The outcomes have associated measurable milestones
to track progress.

How it is happening. Actions are the implementable steps that will accomplish the
goals. Actions have specific outputs, such as a pelicy, program, or project.

The details. The Implementation chapter includes detailed guidance for the plan’s goals and actions, such as partners, funding
sources, and time frame.
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Plan Website & PDF

@N DRAFT PLAN 09.13.24 Home Overview Process UD Today UD Tomorrow ~ Appendices

View Draft Plan PDF

UD TOMORROW
Overview Process Upper Dubhn Today Qgper Dublm Tomorrow
Learn more about the purpose of Learn about the plan process and Learn about existing assets and Learn about the vision for Upper
the plan and how to navigate it. community engagement initiatives. challenges that guide the plan. Dublin's future.

SN LN S RN O /L

ACCECCIRI E VIBRANT & ADAPTIVE &



UD Tomorrow
Vision “Upper Dublin
Connections”

Upper Dublin Township is a diverse and sustainable community that blends preservation of the
cherished character of our neighborhoods with an embrace for positive change that responds to
existing and future community needs. Upper Dublin recognizes and respects that land use, the
environment, and residents’ quality of life are interconnected.

Connections are the forefront of planning initiatives; neighborhoods are well-connected
physically with safe routes; the wider Upper Dublin community is connected through vibrant
neighborhood and commercial spaces. The School District is an interconnected asset within the
community, providing educational excellence and serving as a partner in the Township. Communities
are engaged in environmental stewardship with the Township and wider region.

Upper Dublin prioritizes actions that develop new connections between the Township, residents,
community organizations, institutions, the business community, and more to champion a resilient
and engaged community.
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UD Tomorrow
Guiding Principles

Upper Dublin will...

Acknowledge the conditions that
economically/socially marginalized
populations in the Township face
and prioritize actions that adjust
imbalances between those in
Upper Dublin. Imbalances may be
in access to housing, education,
amenities and services and a sense
of safety.

Work with communities, especially
those that have been historically
economically/socially marginalized,
to understand their needs and
engage these communities in
decision making processes.

Upper Dublin will...

Advance initiatives that protect
neighborhoods from the impacts
of climate change and make the
Township more resilient in the face
of natural disasters.

Prioritize environmental
protection and preservation in
new development and
redevelopment.

Collaborate with residents and
regional partners to advance
initiatives that make Upper Dublin
more environmentally sustainable.

Upper Dublin will...

Encourage redevelopment over
developing existing open space
and focus on sustainable and
smart growth.
Promote collaboration among
residents to guide planning and
development.
Upgrade Township infrastructure
to match needs of new
developments.
Make complementary land use
decisions, such as using compact
urban form to reduce carbon and
protect open space.

25



Accessible Neighborhoods

®
I‘ AN Goal 1: Create safe and accessible multi-
H’I 41 modal connections.

AN Goal 2: Prioritize housing that meets the
ﬁ varying needs of all existing and future
community members.

A
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AN Goal 1: Create safe and accessible multi-

modal connections.

Action AN 1.A
Improve safety conditions for all roadway
users across the Township.

Action AN 1.B

Implement Community Connectivity goals
& objectives from the Upper Dublin Open
Space plan to fill gaps and resolve barriers
in the pedestrian and bicycle network
created by missing connections.

Action AN 1.C

Provide streetscaping and beautification
improvements along key neighborhood
corridors.

Action AN 1D
Establish a community bike training and
access program.
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A Note on
Implementation

Accessible Neighborhoods Implementation Framework

©

ffoct

AN GOAL1:
Create safe and accessible multi-modal connections. .

Infrastructure
Upgrade

Infrastructure
Upgrade

Policy

Program

AM1A Improve safety
conditions for all roadway
users across the Township.

AM 1B. Implement
Community Connectivity
goals and objectives from the
Upper Dublin Open Space
Plan to fill gaps and resolve
barriers in the pedestrian and
bicycle network created by
missing connections.

AM1.C Provide streetscaping
and beautification
improvements along key

neighborhoed corridors.

AN 1D Establish a bike training
and access program.

s Roadway assessment.

e Detailed site surveying.

e Cost estimates.

e Approval for funding and
construction.

Update Missing Connections
map.

Detailed site surveying.

Cost estimates.

Approval for funding and
construction.

Develop design guidelines.
Approval from Board of
Commissioners.
Incorporate guidelines into
development review.

Establish program task force.
Develop program report.
Coordinate with
stakeholders for approval
and funding.

Implement program.

LEAD & PARTNERS

s+ UDT Engineer (Lead)
e UDT Public Works
+ UDT Community

Planning & Zoning

UDT Engineer (Lead)

UDT Parks & Recreation
UDT Public Works

UDT Community Planning
& Zoning

UDT Engineer (Lead)

UDT Public Works

UDT Community Flanning
& 7oning

UDT Planning Commission

UDT Community Planning
& 7oning (Lead)

UDT Public Works

MCPC

DVRPC

GVF-TMA

QOUTCOMES

s Safer streets for all users.

s Connections between neighborhoods.
Greater bike connectivity.

* Greater accessibility.

TIME
FRAME
-
¢ DVRPC Transportation and Community Development Initiative .
(TCD) Leng .
¢ Private developers .
PennDOT and DVRPC Transportation Alternatives Set Aside (TASA)
DWVRPC Competitive Congestion Mitigation and Air Quality Improvement .
Program (CMAQ) _
. . . . Medium
Commonwealth Financing Agency (CFA) Multimodal Transportation Fund to Long .
PA Department of Health (DOH) WalkWorks .
AARP Community Challenge Grant .
Private developers
PA DOH WalkWaorks _ .
) . ) ) Medium
Commonwealth Financing Agency (CFA) Multimodal Transportation Fund B
AARP Community Challenge Grant .

PA DOH WalkWorks

CVRPC CMAQ

Commonwealth Financing Agency (CFA) Multimodal Transportation Fund ~ Long
AARP Community Challenge Grant

CVRPC TCDI

Roadway assessment findings.
Site designs.

Cost estimates.

Completed safety
improvements.

Updated Missing Connections
map.

Site designs.

Cost estimates.

Built connections.

Streetscaping design
guidelines.
Adoption resolution.

Bike training and access
program report.
Established program.
Reduction in vehicle trips.
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AN Goal 2: Prioritize housing that meets the
varying needs of all existing and future
community members.

Action AN 2.A

Adopt a zoning ordinance
with form-based zoning
principles.

Action AN 2.B

Encourage residential
development proposals that
incorporate missing middle
housing types and affordable
options.

Action AN 2.C

Connect residents to funding
programs to support housing
maintenance and repairs.

Action AN 2.D
Maintain and protect existing
Historic Resources.

Action AN 2.E

Review and update
permitting processes for
residential renovations and
repairs.

Action AN 2.F
Provide education on
permitting processes.
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Vibrant & Connected Communities

CC Goal T: Cultivate neighborhood hubs.

CC Goal 2: Invest in community-serving
commercial and mixed-use districts.

AAN
‘ o ’ CC Goal 3: Support and encourage local business.

17 30




CC Goal 1: Cultivate neighborhoods hubs.

Action CC 1A

Permit small, low-impact, neighborhood-
serving retail uses in portions of
residential districts along main corridors.

Action CC1.C

Invest in upgrades to North Hills
Community Center and celebrate its
historic and cultural significance.

Action CC1.B

Develop a neighborhood placemaking
grant to encourage and fund
beautification, streetscaping, and
community building in neighborhoods
and around community amenities.

Action CC1.E
Continue investing in the Upper Dublin
Township Library as a community hub.

Action CC1.D

Implement the Upper Dublin Open Space
Plan’s Open Space and Natural Resources
Objective by prioritizing Properties of
Interest for Township Parks and
Recreation to expand access to parks.
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CC Goal 2: Invest in community-serving
commercial and mixed-use districts.

Action CC 2.A

Develop focused and phased
improvement plans for neighborhood
shopping centers.

Action CC 2.B

Incorporate transit-oriented development
along Pennsylvania Avenue to create a
corridor with services and amenities for
residents and commuters.

Action CC 2.C

Develop a phased implementation
approach to creating a mixed-use,
walkable Greater Fort Washington
District.

Action CC 2.D

Implement a Transportation Demand
Management ordinance to help manage
traffic impacts of new development.
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CC Goal 3: Support and encourage local

business.

Action CC 3.A

Identify barriers to home-based
businesses in the existing zoning
ordinance.

Action CC 3.B

Connect local businesses with existing
Township institutions for recruitment and
job training.

20
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Adaptive & Resilient Environment

Build environmental sustainability and
resiliency.

Increase community-wide
participation in environmental stewardship.

34



RE Goal 1: Build environmental sustainability

and resiliency.

Action RE 1.A
Continue investing in the Township tree
canopy to reduce risk to extreme heat.

Action RE1.B

Continue participation in the Wissahickon
Clean Water Partnership and implement
the Water Quality Improvement Plan.

Action RE1.C

Conduct and implement a stormwater
and stormwater facilities study and
evaluate stormwater management
improvements.

Action RE1.D

Adopt an Official Map to proactively plan
for the preservation of parks, recreation,
and open spaces, missing connections
improvements, and stormwater
management improvements.

22
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RE Goal 1: Build environmental sustainability
and resiliency. (continued)

Action RE1.E

Continue to review and update floodplain
and stormwater management ordinances
to reduce flood risk in the Township.

Action RE 1. F

Implement recommendations identified
in the Renewable Energy Transition Plan
for Upper Dublin Township Municipal
Operations.

Action RE1.G

Implement recommendations identified
in the 2022 Montgomery County Hazard
Mitigation Plan.

Action RE 1.H
Pursue Gold Sustainable PA certification.

23
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RE Goal 2: Increase community-wide

participation in environmental stewardship.

Action RE 2.A
Implement a Sustainable Property
Program.

Action RE 2.B
Establish a “Green Points” Green Building
Incentive Program for property owners.

Action RE 2.C

Provide incentives for developments that
meet or exceed a specific LEED or Energy
Star rating.

Action RE 2.D

Review Township ordinances to ensure
they promote environmentally
sustainable practices.

Action RE 2.E

Position the Township as a champion of environmental stewardship that guides residents

and businesses in energy sources and usage.

24
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FUTURE LAND USE



Future Land Use

Special
Density/ . Reaa Residential
) District Place
Intensity Place Types
Types
Low
Residential
M Neighborhood
Community Residential
Institution Transition
Utilities &
Public Works
Facilities
Apartment &
Townhouse
Industrial Communities
v
High

Mixed-Use
Place Types

Horsham

%,
Kk %,
e (olpo
40’
o W\
X*‘
>
X %
-
»n

,Dresh'er.town Rd

| #

tler Pil

Lower
Gwynedd

o
76
ke

4‘
|

But
" & A
/

Whitpain

Upper
Moreland

Abington

Whitemarsh

Springfield

* Areflection of the plan’s vision, goals, and actions.

* Conceptual in nature.
* NOT a regulatory document.
* NOT parcel specific.




F t r U s Township Center
I I l I e I a n d e Township centers provide a pedestrian-friendly

focal point of nei Plac acte
ghborhood activity where
- ) _ nearby
Rheglonal o residents can access daily shopping needs anz * Tope Charactaritics
regor . services withi T i
th:G gl‘:nal o e ThW|th|n a five-to-ten-minute walk or a short Building Form: Th
incorporating residential options within commun'rtyl should tramm:'imp-ma“ dti:ign b
o more walkable building

shopping  centers.  Townshi
: nship  centers placement and desi S
characteri - ar= it and design, with infill opme
CM:: er_|zec_| by low-rise commercial, residential, of more buildings and mctl&;ddevril_ nt
institutional, and mixed-use buildi L where feasi . parkng
uildings in a easible. Township centers are

meant to be a walkable, sustain, P type
, sustainabl he ope
i o : pen space and recreation place i
variety rO'FI_ LU ES_ he_ Val_'le't)-' of u characterized by natural areas, green spaces w Ih5
commercial, residential, institution tree canopy, and active : h ; :
; uses where appronria

:rr‘ia\ra:; ars:r‘ttz-at'lcunaL office, and |i These spacd
o serve residents wif apartfro -
e s 10 e s recremor:al I T pedestrian-oriented environment. These will b characterized by low-rise buildi
as the wider Township and | (eg. trails Residential neighborhoads make up the small, walkable mixed-use areas that ! ) e limited mid-.-iseybu'ld?rtsel uildings with some
g Dublin, These are low Place Type Characteristics convenient access to goods services, E::I 'pmw:ij Buildings Are dESigrl}e‘:ln‘E:l:. Sgtme e
. . dining, a a active ground
oor uses to support a vibrant i
pedestrian

majority of Upper
density neighborhoods with a variety of . )
ecr
housing types at different price points @ Building Form: Many of the individual neighbo bui e_at|onal resources. Lc:fw—den;ity residential
serve residents with a diversity of needs, have unifying characteristics, such as setbacks uildings can be incorporated into shoppi
ages, incomes, and lifestyles. building heights, that have been maintained ay tQ connect perle di |)‘ to th pping centers
=t ese resources. In

Meighborhoods are characterized by low- were originally developed. A commen charact - .
¢ Upper Dublinis each homne having a front law| Upper Dublin, this could be achieved in the Maple

co_mmunities. This place type puts| etc) Active
building form that encourages an|  minimize imy
frontage (minimal setbacks, g
commercial, etc). The vibrancy of|
enhanced by streetscaping that ag

ernvironment.

Land Uses: Uses can incdlude retail, restaurants,

lustrative
pharmacies, banks, offices, community

pedestri icycli i

circulat_'ans aF”d b'_C)'Cllst while prof rise residential buildings that can include L L : . cle :

- ion of vehicles towards par cingle-family homes, duplexes, townhomes, pack yard. Typical buildings are single-famnily n, Fairway, Upper Dubli

& by P pri : : in, and Dreshert i

are situated at the rear of the bui and small apartment buildings. While the residential building up to e Town| shopping centers. l T S e

landscaping, and street fumnitw primary use is residential, neighborhoods can ho\re sevn.ar‘a| units dgpeod\ns i = o e y

. \es of | cohesive area identi ften includ d tional St size of civic and institutional bulldings v | [ytrati -

Hustrative \"J-a su ed ity. Furthermeor, often include open spaces and recreafions based on context and accessibility. Developr] ative Examples of Place Type

pport b)l’ 2 robust stormmater rgoumes and can be served by conscious of sensitive environmental resour Mubilit)' Currenﬂ)' these areas fto
neighborhood-scale community may be clustered to pratect these resource ey Ea}s et l;re =

: % uld transition to
improve accessible connections for

oetwork of green infrastructure W
infrastructure needs while contrif day cares of churches.

landscaping of the area.

institutions, such as
Commercial  activities  are limited 0
neighborhoods. They surround all other
places  in the township, including

gzdest:rians anol cyclists. Township centers will
_eamly and directly accessible from nearby
neighborhoods with safe pedestrian facilities

lustrative Ex
ample of P
P & R institutional. commercial, and recreational includes small apartments, condominiums,
places, and provide safe and accessible +ownhouses, senior residences, single-famil 1 !
duplexes, accessory dwelling units and tiny leading to and within the sites.

Land Uses: Primarily residential, with a mix o
within the surrounding area providing residg
connections to goods and services. Housing

connections to these places.

ot Other uses include neighborhood-sca\e co
day cares of churches,
s within neighborhood

Open Spaces: Walkable connections to
nearby recreation and open space resources
are essential. Township Centers should
|r1cl.|.1de improved open spaces such as plazas,
patios, and courtyards that may include !
laods_caping. They should also preserve
EE:;“E tr_ees and envirenmental features and
|;G ot I:I‘:Irtlonal trees and vegetation where

institutions, such as
commercial activitie
limited.

Nlustrative Examples of Place Type

Mobility: MNeighborhaods are characterize
connected local strests providing safe ang
access throughout and between neighbor|
other places. The street network includes
access points, helping disperse vehicular
allowing residents to safely walk or bike t]
destinations. Off-road connections are p
between neighborhoods for bike and pe
access. All of these connections allow sal
nearby parks and services.

Open Spaces: Residential neighborhood
variety of open spaces and natural reso!
including parks, community gardens, and
are found througheout neighborhoods,
sidewalks. Neighborhoods may encomp) .
neighborhood parks or may have acces Photo Credit: Congress for New Urbenism
community or regionally used parks. Private yards and
improved common areas are also typical green spaces
throughout neighborhoods.
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ADOPTION PROCESS & QUESTIONS



Adoption Process

Board of
Commissioners
Receives Final Draft &
Opens Public
Comment Period
*Tentative — January 14

Planning Commission
Public Meeting (&

Recommendation to
Board)
December 17

45-Day Public

Comment Period

Public

School District

County

Surrounding Municipalities

Board of
Commissioners Public

Hearing
*Tentative — March 11

29

42



QUESTIONS?



Agenda Item No: 3

Planning Commission Agenda Item Report

Meeting Date: December 17, 2024
Agenda Section: ACTION ITEMS

Subject:
Third Review of Proposed Text Amendment for OC — Office Center Mixed-

Use District affecting 2101 Welsh Road, a/k/a Prudential Tract, and The
Promenade, UD #24-07

Attachments:
Letter to Upper Dublin Twp re_ petition for amendment(164679706.1)-C.pdf

Bet_Prudential- Final MCPC Application(164818416.1)-C.pdf
BET_Promenade East- EXECUTED Petition- 11.11.2024(164804347.1)-C.pdf
BET_Upper Dublin- Legal Notice PDF(164600140.2)(164606576.1)-C.pdf

200 Dryden Road- Vesting Deed - As to Fee (5990-2129)(164591603.1)-C.pdf
2101 Welsh Road- Recorded Deed(164591604.1)-C.pdf

2101 Welsh Road 500 ft Notice DEC.pdf

NeighborlLetterRcvd12.10.24.pdf

BET_Prudential - Rendered Site Plan (11_4_24)(164636536.1)-C.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039334/Letter_to_Upper_Dublin_Twp_re__petition_for_amendment_164679706.1_-C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039335/Bet_Prudential-_Final_MCPC_Application_164818416.1_-C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039354/BET_Promenade_East-_EXECUTED_Petition-_11.11.2024_164804347.1_-C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039355/BET_Upper_Dublin-_Legal_Notice_PDF_164600140.2__164606576.1_-C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039356/200_Dryden_Road-_Vesting_Deed_-_As_to_Fee__5990-2129__164591603.1_-C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039357/2101_Welsh_Road-_Recorded_Deed_164591604.1_-C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039358/2101_Welsh_Road_500_ft_Notice_DEC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039359/NeighborLetterRcvd12.10.24.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039360/BET_Prudential_-_Rendered_Site_Plan__11_4_24__164636536.1_-C.pdf

CARRIE B. NASE-POUST
Direct No: 215.918.3646
Email: cnase-poust@foxrothschild.com

November 12, 2024

VIA HAND DELIVERY

Kurt Ferguson, Township Manager
Upper Dublin Township

370 Commerce Drive

Fort Washington, PA 19034

Re:

The Promenade East: 200 Dryden Road and 2101 Welsh Road

Petition for Amendment to Zoning Ordinance

Dear Mr. Ferguson:

As you are aware, this office represents the owners of the above-referenced properties in
connection with the redevelopment thereof. Our clients are proposing to redevelop this property
as a Mixed Use Development under the OC zoning district, with a few modifications. To that
end, enclosed please find the following

L.

California
Nevada

Eighteen (18) copies of a Petition for Amendment to the Upper Dublin Township Zoning
Ordinance, along with a proposed Ordinance Amendment, amending certain provisions
of the Mixed Use Development standards.

Eighteen (18) copies of a plan titled Sketch Plan — The Promenade East, dated November
4, 2024, consisting of one (1) sheet, depicting how the Property could be developed if the
Ordinance Amendment is adopted.

A copy of the Deed for each Property, confirming ownership thereof.

A check in the amount of $250 representing the filing fee and a check in the amount of
$5,000 representing the required escrow.

A complete copy of an application to the Montgomery County Planning Commission
(“MCPC”) for review of the proposed Ordinance Amendment.

A Pennsylvania Limited Liability Partnership

Colorado Delaware District of Columbia Florida Georgia lllinois Massachusetts Minnesota Missouri
New Jersey New York North Carolina Oklahoma Pennsylvania South Caralina Texas Washington

TAALSTTNTQ 1
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Fox_~
Rothschild
Kurt Ferguson

November 12, 2024
Page 2

In accordance with Section 609 of the Municipalities Planning Code (“MPC”), please submit the
proposed Ordinance Amendment to the Township Planning Commission and the Montgomery
County Planning Commission at least 30 days prior to the hearing for their review.

Please note that, under the MPC, the Board of Commissioners is required to hold a “public
hearing” on the Ordinance Amendment pursuant to “public notice” (as those terms are defined in
Section 107 of the MPC). A draft of the public notice is attached hereto. Prior to the hearing, the
Township must publish the proposed Amendment in accordance with Section 610 of the MPC.

[ am requesting that the enclosed Petition to amend the Zoning Ordinance be placed on the
agenda for review by the Township Planning Commission at their next meeting; and a hearing
then be scheduled before the Board of Commissioners after the Planning Commission makes its
recommendation.

Please feel free to contact me should you have any questions.

Sincerely,
rrie™B- e-Poust
CBN
Enclosures
ce: David Brooman, Esquire (w/encs. — via email)

Michael Markman (w/encs.)
Peter Clelland (w/encs.)
Eric Clase, P.E. (w/encs.)

1TAALSTINTO 1
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Applicant Request for County Review

This request should be filled out by the applicant and submitted to the municipality
where the application is being filed along with digital copies of all plan sets/information.
Municipal staff will electronically file the application with the county, and a notice for
the prompt payment of any fees will be emailed to the Applicant’s Representative.

MONTGOMERY COUNTY PLANNING COMMISSION

MCPC

P.0. Box 311, Norristown, PA 18404-0311
Phone: 610-278-3722

Business Hours: 8:30 AM. to 4:15 P.M.
www.planning.montcopa.org

Date: [11/7/2024 |

Municipality: |Upper Dublin Township |

Proposal Name:|Petition for Amendment to Zoning Ordinance

Applicant Name: |ET Welsh BT 213 Properties LLC, BT Dryden LP

|
Address: [200 Dryden Road, Suite 2000 |
City/State/Zip: [Dresher, PA 19025 |
|
|

Phone:|

Email: I

Applicant’s Carrie B. Nase-Poust, Fox Rothschild LLP

Representative:

Address: ’2800 Kelly Road, Suite 200

City/State/Zip: [Warrington, PA 18976 |

Business Phone (required): [215-918-3646 I

Business Email (required):
Icnase-poust@foxrothschiId.com I

Type of Review Requested:

(Check All Appropriate Boxes)

O Land Development Plan
Subdivision Plan

Residential Lot Line Change
Nonresidential Lot Line Change
Zoning Ordinance Amendment
Zoning Map Amendment
Subdivision Ordinance Amendment
Curative Amendment
Comprehensive / Other Plan

Conditional Use

[ A o o

Special Review*

*(Not included in any other category - includes parking lot or structures that are not
associated with new building square footage)

Type of Plan: Type of Submission:

New Proposal
O Resubmission*

[0 Tentative (Sketch)
[ Preliminary / Final
* A proposal is NOT n resubmission iff A) The proposed land use changes, or B) The

amount of residential units or square footage proposed changes more than 40%, or C) The
previous submission was over 5 years ago.

Plan Information:

Tax Parcel Number(s) |
[Welsh Road Property: No. 54-00-16672-00-5
[Dryden Road Property: No. 54-00-16675-00-2
|
Location [2101 Welsh Road, Upper Dublin / 200 Dryden Road
Nearest Cross Street |
Total Tract Area |114.958 acres

SN N N -

Total Tract Area Impacted By Development |

(If the development is a building expansion, or additional building on existing
development, or only impacts a portion of the tract, please provide a rough estimate
of the land impacted, including associated yards, drives, and facilities.)

Number of Senior Open Nonresidential
New Housing Space New
Acres* Square Feet
Land Use(s) Lots | Units | Yes | No

Single-Family

Townhouses/Twins

QIO [
Q

Apartments

Commercial i £
Industrial
Office

Institutional
Other

*Only indicate Open Space if it will be on a separate lot or deed restricted with an
shown on the plan.

Zoning: | |

Existing District:
Special Exception Granted © Yes O No
Variance Granted O Yes OQNo For

Additional Information:

Effective 5/1/18
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UPPER DUBLIN TOWNSHIP BOARD OF COMMISSIONERS
PETITION FOR AMENDMENT TO ZONING ORDINANCE

1. BT Welsh BT 213 Properties, LLC, a Pennsylvania Limited Liability Company and
BT Welsh TLC-Reedman LLC, a Pennsylvania limited liability company, as tenants in common
(collectively, “BT Welsh™), each with an address of ¢/o 200 Dryden Road, Suite 2000, Dresher, PA
19025, are the legal owners of Tax Map Parcel No. 54-00-16672-00-5, located at 2101 Welsh Road in
Upper Dublin Township, Montgomery County, Pennsylvania (the “Welsh Road Property”).

2. BT Dryden, LP, a Pennsylvania Limited Partnership, with an address of ¢/o 200 Dryden
Road, Suite 2000, Dresher, PA 19025 (together with BT Welsh, collectively, “Petitioners™) is the legal
owner of Tax Map Parcel No. 54-00-16675-00-2, located at 200 Dryden Road in Upper Dublin
Township, Montgomery County, Pennsylvania (the “Dryden Road Property”).

3. The Welsh Road Property consists of approximately 89.674 acres and is zoned OC
Office Center.

4. The Dryden Road Property consists of approximately 25.284 acres and is zoned OC
Office Center.

5. The Welsh Road Property and the Dryden Road Property consists of a total of 114.958
acres (collectively, the “Property™).

6. Petitioners propose to redevelop the Property as a Mixed Use Development, consisting
of offices, commercial uses (including but not limited to, retail and restaurants), apartments, residential
dwellings in the form of townhouses and stacked townhouses, a senior assisted living facility, a hotel,
common space areas (including green space), and accessory parking.

7. Pursuant to Chapter 255, Article XXVII, § 255-200 of the Upper Dublin Township

Zoning Ordinance, Petitioners are requesting the Board of Commissioners to amend certain provisions

164577848.1
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relating to a Mixed Use Development in the Upper Dublin Township Zoning Ordinance, all as set forth

in more detail within the proposed Zoning Ordinance Amendment attached hereto as Exhibit “A”.

8. Pursuant to Section 609 of the Municipalities Planning Code, Petitioners request that

this Petition be forwarded to the Upper Dublin Township Planning Commission and the Montgomery

County Planning Commission so that they may provide their review of this proposed Zoning Ordinance

Amendment.

WHEREFORE, Petitioner respectfully requests a public hearing on this Petition for Zoning

Ordinance Amendment be scheduled before the Upper Dublin Township Board of Commissioners.

200 Dryden Road Owner:

BT Dryden, LP,
a Pennsylvania limited partnership

By: BT Dryden GP, LLC,
a Pennsylvania limited liability
company, its General Partner

o M

Michael P. Markman
Manager

164577848.1

2101 Welsh Road Owners, as Tenants in
Common:

BT Welsh BT 213 Properties, LLC, a
Pennsylvania limited liability company

By: BT 213 Properties, LP,a Pennsylvania
limited partnership, its Sole Member

By: BT 213 Properties GP, LLC,
a Pennsylvania limited liability
company, its General Partner

By:

Michael P. Markman
Manager

BT Welsh TLC-Reedman, LLC, a
Pennsylvania limited liability company

By: TLC-Reedman, LP, a Pennsylvania
limited partnership, its Authorized Member

By:  TLC-Reedman General
Partner, Inc., a Pennsylvania
corporation, its General
Partner

By: /B"«» E(/&L/Q

Bruce E. Toll
President
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Exhibit “A”

Zoning Ordinance Amendment

[attached]
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UPPER DUBLIN TOWNSHIP
MONTGOMERY COUNTY, PENNSYLVANIA

ORDINANCE NO.

AN ORDINANCE AMENDING CHAPTER 255 (ZONING) OF
THE UPPER DUBLIN TOWNSHIP CODE OF ORDINANCES
TO ADD A NEW STACKED TOWNHOUSE USE AND
TO AMEND THE REGULATIONS FOR A MIXED USE
DEVELOPMENT IN THE OC OFFICE CENTER DISTRICT

WHEREAS, the Code of Upper Dublin Township, Chapter 255, Zoning Article XXVII,
Section 255-200 of the Upper Dublin Township Zoning Ordinance and Section 609 of the
Pennsylvania Municipalities Planning Code, 53 P.S. § 10609, authorize the Board of
Commissioners of Upper Dublin Township to enact amendments to the Upper Dublin Township
Zoning Ordinance;

WHEREAS, the Board of Commissioners has determined that it is in the best interests of
the municipality to adopt this ordinance amending the Upper Dublin Township Zoning Ordinance;

WHEREAS, the Board of Commissioners has determined that this Ordinance is generally
consistent with the Upper Dublin Township Comprehensive Plan;

WHEREAS, a public hearing was held, following public notice, for the purpose of
considering this amendment to the Upper Dublin Township Zoning Ordinance; and

WHEREAS, the Board of Commissioners after the public hearing held pursuant to public
notice, and after receipt of recommendations from the Upper Dublin Township Planning
Commission and the Montgomery County Planning Commission, deems it appropriate and proper
that the Zoning Ordinance be amended to add a stacked townhouse use and to amend certain
regulations of the Mixed Use Development as a conditional use in the OC Office Center District,
subject to certain conditions and requirements, and that such amendment is in accordance with the
spirit and the intent of the Upper Dublin Township Zoning Ordinance and Comprehensive Plan.

NOW, THEREFORE, the Board of Commissioners of the Township of Upper Dublin
Township hereby ordains:

SECTION 1. The Code of Upper Dublin Township, Chapter 255, Zoning, Article 1,
Section 255-7, Definitions, shall be amended to create the following new definitions under the
definition of DWELLING — C. MULTIPLE DWELLING:

8 STACKED TOWNHOUSE DWELLING — Two (2) single-
family attached dwellings that are arranged vertically, typically two
(2) stories for each dwelling unit, with each dwelling unit having
independent outside access. Such unit may be independently owned
or may be rented as in an apartment development. In addition,

164498098.1
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appurtenant areas may or may not be owned, rented or held in some
form of community ownership.

SECTION 2. The Code of Upper Dublin Township, Chapter 255, Zoning, Article IX, OC
Office Center District, Section 255-61.1.B, shall be amended by adding certain permitted uses in
a Mixed Use Development in the OC Office Center District, as follows:

A. Retail and Commercial Uses. Section 255-61.1.B(1) setting forth the permitted
retail and commercial uses permitted shall be amended by adding a new subsection (h), as follows:

(h) Hotel.

B. Residential Uses. Section 255-61.1.B(2) setting forth the permitted residential uses
shall be amended by adding a new subsection (c), as follows:

(c) Stacked Townhouse Dwellings.

C. Accessory Uses. Sections 255-61.1.B(3)(c) and (d) setting forth the permitted
accessory uses shall be deleted in their entirety and restated, as follows:

(c) Drive-thru service, as an accessory use to any permitted use, provided (i)
the drive-thru is internal to the site with no direct access onto a public street,
(i) is intended for vehicular access only and does not include walk-up
and/or order pick-up areas; and (iii) no more than three (3) drive-thru
facilities shall be permitted within a Mixed-Use Development.

(d Outdoor seating and/or dining areas, provided that no outdoor seating or
dining shall occur after 11:00 p.m. each day.

D. Institutional Uses. A new Section 255-61.1.B(4) setting forth the institutional
uses permitted shall be added, as follows:

4 Institutional Uses:
(a) Senior Assisted Living Residence.

E. Municipal Uses. A new Section 255-61.1.B(5) allowing municipal uses as a
permitted uses shall be added, as follows:

5) Municipal Uses.

SECTION 3. The Code of Upper Dublin Township, Chapter 255, Zoning, Article IX, OC
Office Center District, Section 255-61.1.C, shall be amended by amending certain development
requirements in a Mixed Use Development in the OC Office Center District, as follows:

A. Road Frontage. Section 255-61.1.C(2) setting forth the road frontage requirements
in a Mixed Use Development shall be deleted in its entirety and restated as follows:

164498098.1
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B.

) Road frontages. The site, which may include adjacent

parcels under common control, shall have frontage on and
road access to at least two (2) public roads. The grant of an
irrevocable access easement over and across an adjacent
property to a public road, shall constitute frontage and road

access.

Mix Requirements. Section 255-61.1.C(3) setting forth the mix requirements for

Mixed Use Development shall be deleted in its entirety and restated as follows

C.

3) Mix Requirements. Every Mixed Use Development shall

provide a mix of three (3) or more uses, including office,
commercial, residential, institutional and/or municipal uses,
and no one use may utilize more than eighty percent (80%)
of the building area. Accessory parking, including any
parking garage, shall not be included as a separate use and
its square footage shall not be counted in the calculation of
the mix requirements.

Neighborhood Open Space. Section 255-61.1C(5) setting forth the Neighborhood

Open Space requirements shall be amended to include a new subsection (b) as follows:

(b) A Mixed Use Development which includes Stacked
Townhouse Dwellings, shall provide a minimum of 200
square feet per Stacked Townhouse Dwelling (i.e., 400
square feet per stack of 2 dwellings) of outdoor courtyard
space between the buildings containing such Stacked
Townhouse Dwellings, which shall be improved with a
minimum of one (1) bench for every five (5) Stacked
Townhouse Dwellings with additional landscaping. Such
space is separate from, and in addition to, the overall Mixed
Use Neighborhood Open Space otherwise required in
subsection C.5(a) above and shall be improved and arranged
in a manner to encourage outdoor recreation among the
residents whether passive or active in nature.

SECTION 4. The Code of Upper Dublin Township, Chapter 255, Zoning, Article IX, OC
Office Center District, Section 255-61.1.D, shall be amended by amending certain area and bulk
requirements in a Mixed Use Development in the OC Office Center District, as follows:

A.

Building Height.

Section 255-61.1.D(3) setting forth the building height

requirements in a Mixed Use Development shall be deleted in its entirety and restated as follows:

164498098.1

3) Building Height. The maximum building height of any
residential or mixed use building or structure within a Mixed Use
Development shall be sixty-five (65) feet, in accordance with the
requirements under§ 255-61.F. Notwithstanding the foregoing, the
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maximum height of any mixed use building containing a
commercial use on the first floor and residential uses above and/or
an apartment building may be increased to seventy-five (75) feet if
the building is located at least 500 feet from the boundary of a
residential zoning district. The maximum building height for a
single-story commercial use shall be thirty-five (35) feet.

B. Parking. Section 255-61.1.D(6)(b) setting forth the parking requirements for
residential uses in a Mixed Use Development shall be deleted in its entirety and restated as follows:

(b)  Residential Uses:

(1) Townhouses and Stacked Townhouses: Two (2)
parking spaces per dwelling unit, provided that (i) a garage shall be
considered one (1) parking space and (ii) overflow parking shall be
provided at a ratio of 0.5 parking spaces per dwelling unit.

(i)  Apartment Buildings (including the residential
component of a mixed use building): One (1) parking space per
bedroom.

SECTION 5. The Code of Upper Dublin Township, Chapter 255, Zoning, Article IX,
OC Office Center District, Section 255-61.1.E(1)(b) and (¢), regarding certain design standards
in a Mixed Use Development in the OC Office Center District, are hereby deleted in their
entirety and restated as follows:

(b) Primary Fagade. Any building fagade with a customer or
visitor entrance shall be treated as a primary fagcade. Onnon-
residential or mixed use buildings at least fifty percent (50%)
of the length of the ground floor of primary fagades shall
consist of windows, glass doors, or other transparent or
semi-transparent building surfaces. Mirrored glass is
prohibited. Walls or portions of walls where windows are
not provided shall have architectural treatments and details,
such as a change in building material or color, lighting
fixtures, decorative tiles, hanging planters, awnings and/or
similar features.

(c) Secondary Fagade. All other building fagades shall be
treated as a secondary fagade. Secondary fagades must have
architectural treatments and building materials that are
complimentary to the primary fagade. On secondary facades
visible from a public or private street, or drive aisle blank
walls are prohibited.

164498098.1
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SECTION 6. The Code of Upper Dublin Township, Chapter 255, Zoning, Article IX, OC
Office Center District, Section 255-61.1 is hereby amended by adding a new subsection (F), as
follows:

F. Special Conveyancing. When a parcel or parcels are
developed as a mixed-use development pursuant to this Section 255-61.1,
then the creation of and conveyance of a lot or parcel(s) within such mixed-
use development shall be permitted upon compliance with the following
conditions:

(a) Irrevocable cross-easements in favor of, and duly
binding on, all title owners within the area of the
mixed-use development, their successors and
assigns, with respect to use, control and maintenance
of the common areas including access, green space,
and parking areas are in effect and recorded. All
easements shall be submitted to the Township
Solicitor for review prior to recording of same.

(b) The application of zoning regulations including, but
not limited to, building coverage, impervious
coverage, parking, loading and landscaping, as well
as required area, width and yard regulations, shall
apply to the overall approved mixed-use
development and the individual lots or parcels
created pursuant to this section need not comply with
such zoning requirements.

SECTION 7. To the extent that the provisions of this Ordinance Amendment are
inconsistent or conflict with any other provision of Chapter 255, the Upper Dublin Township
Zoning Ordinance, the specific regulations contained in this Ordinance Amendment shall control
and take precedence over such other regulations.

SECTION 8. The provisions of this Ordinance Amendment are severable, and if any
sentence, clause, section or part of the ordinance is for any reason found to be unconstitutional,
illegal, or invalid, such unconstitutionality, or invalidity shall not affect or impair any of the
remaining provisions, sentences, or parts of this ordinance. It is hereby declared to be the express
intent of the Board of Commissioners that this Ordinance Amendment would have been adopted
had such unconstitutional, illegal, or invalid sentence, clause, section, or parts thereof had not been
included herein.
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SECTION 9. This Ordinance Amendment shall take effect and be in force from and after
its approval as required by law.

ENACTED by the Board of Commissioners of Upper Dublin Township, this day of
,2024.

ATTEST: BOARD OF COMMISSIONERS OF THE
' TOWNSHIP OF UPPER DUBLIN

Kurt Ferguson, Secretary and
Township Manager Ira S. Tackel, President

164498098.1
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LEGAL NOTICE

NOTICE IS HEREBY GIVEN that the Township of Upper Dublin will hold a
public hearing on at at the Upper Dublin Library, located
at 520 Virginia Drive, Fort Washington, PA 19034, in order to consider the following:

The Township will consider for adoption an Ordinance to amend the Upper Dublin
Township Zoning Ordinance to amend certain regulations for a Mixed Use Development
in the OC Office Center District.

The Ordinance contains several background paragraphs which set forth, among other
things, the Township’s authority to amend its Zoning Ordinance; the Township’s
conclusions as to the best interests of the Township with respect to the passage of the
proposed Ordinance amendment; the consistency of the Ordinance with the Township’s
Comprehensive Plan; and the public hearing and notice procedures followed in
connection with the hearing on the Ordinance.

The Ordinance provides that Chapter 255, Zoning, Article IX, OC Office Center District,
Section 255-61.1.B of the Code of Upper Dublin Township is amended to allow certain
uses within Mixed Use Developments, including (a) retail and commercial establishments
to include hotels, (b) residential uses to include stacked townhouse dwellings, (c)
institutional uses to include senior assisted living residences, and (d) municipal uses. The
Ordinance amends accessory uses provided in Section 255-61.1B by amending the
regulations relating to drive-thru services and outdoor dining areas. The Ordinance
amends Section 255-61.1.C to (a) amend the road frontage requirements, (b) amend the
mix requirements for Mixed Use Developments, by requiring a mix of three (3) or more
uses, and (c) adding a requirement that Mixed Use Developments including stacked
townhouse dwellings provide a minimum of 200 square feet of outdoor courtyard space
per stacked townhouse dwelling. The Ordinance amends Section 255-61.1.D regarding
certain area and bulk requirements in a Mixed Use Development, including (a) allowing a
mixed use building, containing a commercial use on the first floor and residential uses
above and/or an apartment building, to have a maximum building height of seventy-five
(75) feet provided the building is located at least 500 feet from the boundary of a
residential zoning district, (b) amending the parking requirements for townhouses,
stacked townhouses and apartment buildings. The Ordinance amends Section 255-
61.1.E(1)(b) and (c) to amend certain design standards in a Mixed Use Development,
relating to the primary facades and secondary facades. The Ordinance adds a new Section
255-61.1 to allow the creation of and conveyance of a lot or parcel(s) within a mixed use
development upon compliance of conditions as set forth in the Ordinance.

The Ordinance also contains a conflict clause, a severability clause, a repealer clause and
an effective date after adoption of the ordinance by the Board of Commissioners.

Copies of the full text of the proposed Ordinance are available for inspection by any
interested party at the offices of Upper Dublin Township, 370 Commerce Drive, Fort
Washington, PA 19034, the Montgomery County Law Library, Montgomery County
Courthouse, 2 East Airy Street, Norristown, PA 19401, and the Times Herald, 410

164600140.2
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Markley Street, Norristown, PA 19401, where copies of the proposed Ordinance may be
obtained for a charge not greater than the cost of copying during normal business hours.
All interested parties are invited to attend the hearing. If any person who wishes to attend
the public hearing has a disability and/or requires auxiliary aid, service or other
accommodations to observe and/or participate in the proceedings, please contact the
Township at (215) 643-1600, to arrange accommodation.
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MONTGOMERY COUNTY COMMISSIONERS REGISTRY

Prepared by: 54-00-16675-00-2 UPPER DUBLIN TOWNSHIP
200 DRYDEN RD
PRUDENTIAL INS CO OF AMERICA $15.00
BET INVESTMENTS, INC. B012 L2 U039 4336 03/02/2016 ND

200 Witmer Road, Suite 200

Horsham, Pennsylvania 19044

Attn: Gregory F. Gambel, Jr., General Counsel
Tel: (215) 938-7300

Return to:

LAND SERVICES USA; INC.

1835 Market Street, Suite 420

Philadelphia, Pennsylvania 19103

Attention: Jenna Lampe, Commercial Title Officer
Tel: (215) 964-6613

Tax Map Parcel Nos.: 54-00-16675-00-2

SPECIAL WARRANTY DEED

THIS INDENTURE as executed this AU day of Fehbrvery in the year 2016 but
made effective the a‘)m day of Fehrvary in the year 2016 between THE
PRUDENTIAL INSURANCE COMPANY OF AMERICA, a New Jersey Corporation
(“Grantor”), and BT DRYDEN, LP, a Pennsylvania limited partnership (“Grantee”).

WITNESSETH, that the said Grantor, in considetation of Five Million Eight Hundred Twenty
Five Thousand Dollars and 00/100 ($5,825,000.00) and other good and valuable consideration,
lawful money of the United States of America, unto it well and truly paid by the said Grantee, at
or before the sealing and delivery hereof, the receipt whereof is hereby acknowledged, has
granted, bargained and sold, aliened, enfeoffed, released and confirmed, and by these presents
does, grant, bargain and sell, alien, enfeoff, release and confirm in fee simple to the said Grantee,
its successors and assigns, with the intent to be legally bound, '

ALL THAT CERTAIN fract of land situated in the Township of Upper Dublin, County of
Montgomery, Commonwealth of Pennsylvania, as bounded and described in those certain Deeds
dated January 3, 1978, recorded among the land records of the County of Montgomery in Record
Book 4274, Page 525 et seq. and dated September 21, 1981, recorded among the land records of
the County of Montgomery in Record Book 4660, Page 453 et seq. and as legally described on
Exhibit A attached hereto and made a part hereof, wherein Grantor was granted its interest,
LESS ANY AND ALL, if any, conveyances of portions thereof subsequent to the date said
Deed was recorded in the land records.

UNDER AND SUBJECT to easements, restrictions, conditions, and agreements of record
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insofar as they may lawfully affect the property.

TOGETHER with all and singular the buildings and improvements, ways, streets, alleys,
driveways, passages, waters, water-courses, rights, liberties, privileges, hereditaments and

appurtenances, whatsoever unto the hereby granted premises belonging, or in any wise -

appertaining, and the revisions and remainders, rents, issues and profits thereof; and all the
estate, right, title, interest, property, claim and demand whatsoever of the said Grantor, as well at
law as in equity, of, in, and to the same.

TO HAVE AND TO HOLD the said tract of land above described with the buildings and
improvements thereon erected, hereditaments and premises hereby granted, or mentioned and
intended so to be, with the appurtenances, unto the said Grantee, its successors and assigns, to
and for the only property use and behoof of the said Grantee, its successors and assigns, forever.

UNDER AND SUBJECT AS AFORESAID.

AND the said Grantor, for itself, its successors and/or assigns does by these presents, covenant,
grant and agree, to and with the Grantee, its successors and assigns that it, the said Grantor, its
successors and/or assigns, all and singular the hereditaments and premises herein above
described and granted, or mentioned and intended so to be, with the appurtenances, unto the said
Grantee, its successors and assigns, against it, the said Grantor, its successors and/or assigns and
against all and every person or persons whomsoever lawfully claiming or to claim the same or
any part hereof, by, from or under him, her, them or any of them shall and will WARRANT and
DEFEND.

Grantee’s fee simple title to the property and Grantee’s leasehold interest in the Property shall

“not merge, but shall remain separate and distinct unless, and until, Grantee, at its election and in
its sole and absolute discretion, execute a written instrument effecting such merger and such
merger is duly recorded in the land records.

[SIGNATURE PAGE TO FOLLOW]
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IN WITNESS WHEREOF, the said Grantor has caused these presents to be duly
executed and made effective the day and year above written.

THE PRUDENTIAL INSURANCE COMPANY
OF AMERICA, a New Jersey corporation

MONTCO
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STATE OF NEW JERSEY )
) ss:
COUNTY OF ESSEX . )

On this, the Z (ﬂﬁ‘day of /FBQZ.'M{{ , 2016, before me, the undersigned officer, personally
appeared, GREGORY M. GAUTHIER, who acknowledged himself to be VICE PRESIDENT,
CORPORATE REAL ESTATE of The Prudential Insurance Company of America, a New Jersey
corporation, the Grantor herein, and in that capacity, being authorized to do so, executed the

foregoing instrument for the purposes therein contained.
AV
e

Notary Publi¢

PNY Foriine 1556 o (Ey 1125 S, 4,/8/20,-7

< R
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CERTIFICATE OF ADDRESS

Grantee hereby certifies that its precise address is:

c/o BET Invesﬁﬂents, Inc.
200 Witmer Road, Suite 200
Horsham, Pennsylvania 19044

Date: Fcl)rug‘r\,l @?J 2016

BT DRYDEN, LP,
a Pennsylvania limited partnership

By: BT Dryden GP, LLC,
a Pennsylvania limited liability company,
its General Partner

1

Michael P. Markman, Manager
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Exhibit A
PREMISES “A”

ALL THAT CERTAIN piece or parcel of ground located in Upper Dublin Township, Montgomery
County, Pennsylvania being identified as TMP 54 00 16675 00 2 (formerly known as Block 12, Lot 2) as
shown on a plan entitled in part “ALTA/ACSM Land Title Survey for Fort Washington Phase II

Associates, L.P.,” as prepared by Van Cleef Engineering Associates dated February 18, 2005 and more
particularly described as follows:

BEGINNING at a point, said point being a common corner between Block 12, Lots 2 and 3 at its
intersection with the Westerly sideline of Welsh Road and running thence; (1) along the Westerly sideline
of Welsh Road the following 8 courses, South 53 degrees 45 minutes 58 seconds East a distance of
203.56 feet to a concrete monument to be set, (2) thence, North 36 degrees 14 minutes 02 seconds East a
distance of 16.70 feet to a concrete monument to be set, (3) thence, South 53 degrees 42 minutes 02
seconds East a distance of 240.00 feet to a concrete monument to be set, (4) thence, North 36 degrees 17
minutes 58 seconds East a distance of 5.00 feet to a concrete monument to be set, (5) thence, South 53
degrees 42 minutes 02 seconds East a distance of 250.00 feet to a concrete monument to be set, (6)
thence, South 36 degrees 17 minutes 58 seconds West a distance of 10.00 feet to a concrete monument to
be set; (7) thence, South 53 degrees 42 minutes 02 seconds East a distance of 116.16 feet to a point, (8)
thence, South 54 degrees 16 minutes 02 seconds East a distance of 301.24 feet to a point, (9) thence,
along a common line between Block 12, Lots 2 and 1 and the following 10 courses, South 36 degrees 45
minutes 47 seconds West a distance of 428.42 feet to a point, (10) thence, North 38 degrees 57 minutes 41
seconds West a distance of 133.37 feet to a point of curvature, (11) thence, on curve to the left, having a
radius of 250.00 feet, a length of 327.87 feet and whose chord bears North 76 degrees 31 minutes 58
seconds West a distance of 304.87 feet to a point of tangency, (12) thence, South 65 degrees 53 minutes
45 seconds West a distance of 173.38 feet to a point of curvature, (13) thence, on a curve to the left,
having a radius of 150.00 feet, a length of 108.75 feet and which chord bears South 45 degrees 07 minutes
33 seconds West a distance of 106.39 feet to a point of tangency, (14) thence, South 24 degrees 21
minutes 20 seconds West a distance of 229.17 feet to a point of curvature, (15) thence, on a curve to the
right, having a radius of 300.00 feet, a length of 215.35 feet and whose chord bears South 44 degrees 55
minutes 12 seconds West a distance of 210.76 feet to a point of tangency, (16) thence, South 65 degrees
29 minutes 05 seconds West a distance of 188.68 feet to a point, (17) thence, on a curve to the right,
having a radius of 450.00 feet, a length of 159.90 feet and whose chord bears of South 17 degrees 52
minutes 00 seconds East a distance of 159.06 feet to a point, (18) thence, on a curve to the left, having a
radius of 432.00 feet, a length of 236.14 feet and which chord bears South 74 degrees 34 minutes 23
seconds West a distance of 233.21 feet, to a point, (19) thence, along a common line between Block 12,
Lots 2 and 5, North 29 degrees 16 minutes 23 seconds West a distance of 384.06 feet to a point, (20)
thence, along a common line between Block 12, Lots 2 and 4 at right then Lot 3, as it follow the
approximate centerline of Prudential Road (private), on a curve to the left, having a radius of 650.00 feet,
a length of 329.70 feet and whose chord bears North 26 degrees 41 minutes 07 seconds East a distance of
326.18 feet to a point of reverse curvature, (21) thence, along a common line between Block 12, Lots 2
and 3, as it follow the approximate centerline of Prudential Road (private), on a curve to the right, having
a radius of 1,200.00 feet, a length of 515.41 feet and which chord bears North 24 degrees 27 minutes 31
seconds East a distance of 511.46 feet to a point of tangency, (22) thence, North 36 degrees 45 minutes 47
seconds Fast a distance of 646.29 feet to the point and place of beginning. '

CONTAINING an area of 25.284 acres or 1,101,352 square feet, more or less. . ’

BEING known as 200 Dryden Road.

BEING Tax Parcel #54-00-16675-00-2.
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Prepared by:

BET INVESTMENTS, INC.

200 Dryden Road, Suite 2000

Dresher, Pennsylvania 19025

Attn: Gregory F. Gambel, Jr., VP, General Counsel
Tel: (215) 938-7300, Ext. 111

Fax: (215) 938-8651

Email: ggambel@betinvestments.com

Return to:

LAND SERVICES USA, INC.

1835 Market Street, Suite 420

Philadelphia, Pennsylvania 19103

Attention: Jenna Lampe, Commercial Title Officer
Tel: (215) 964-6613

Fax: (215) 568-8219

Email: jlampe@lsutitle.com
MONTGOMERY COUNTY COMMISSIONERS REGISTRY
54-00-16672-00-5 UPPER DUBLIN TOWNSHIP

Tax Map Parcel No.: 2101 WELSH RD
PRUDENTIAL INSURANCE COMPANY OF AMERICA  $15.00
54-00-16672-00-5 B012 L1 U002 4336 06/15/2022 JuU

LSU FILE NO. PAFA22-0523

SPECIAL WARRANTY DEED

THIS INDENTURE as executed this 14th day of June in the year 2022 but made effective the

14th  day of June in the year 2022 between THE PRUDENTIAL INSURANCE
COMPANY OF AMERICA, a New Jersey corporation (“Grantor”), and BT WELSH TLC-
REEDMAN, LLC (“BWT”), a Pennsylvania limited liability company, and BT WELSH BT
213 PROPERTIES, LLC (“BWB”), a Pennsylvania limited liability company, (collectively, the
“Grantees”).

WITNESSETH, that the said Grantor, in consideration of THIRTY MILLION TWO
HUNDRED FIFTY THOUSAND AND 00/100 DOLLARS ($30,250,000.00) lawful money of
the United States of America, unto it well and truly paid by the said Grantees, at or before the
sealing and delivery hereof, the receipt whereof is hereby acknowledged, has granted, bargained
and sold, aliened, enfeoffed, released and confirmed, and by these presents does, grant, bargain
and sell, alien, enfeoff, release and confirm in fee simple to the said Grantees, their respective
successors and assigns, as tenants in common in the shares and proportions set forth below, with
the intent to be legally bound,

ALL THOSE CERTAIN lots or parcels of land situate in Upper Dublin Township,
Montgomery County, Pennsylvania, bounded and described as more particularly set forth in
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EXHIBIT “A” attached hereto and made a part hereof.

UNDER AND SUBJECT to easements, restrictions, conditions, and agreements of record
insofar as they may lawfully affect the hereby granted property.

TOGETHER with all and singular the buildings and improvements, ways, streets, alleys,
driveways, passages, waters, water-courses, rights, liberties, privileges, hereditaments and
appurtenances, whatsoever unto the hereby granted premises belonging, or in any wise
appertaining, and the reversions and remainders, rents, issues and profits thereof; and all the
estate, right, title, interest, property, claim and demand whatsoever of the said Grantor, as well at
law as in equity, of, in, and to the same.

TO HAVE AND TO HOLD the said lots or parcels of land above described with the buildings
and improvements thereon erected, hereditaments and premises hereby granted, or mentioned
and intended so to be, with the appurtenances, unto the said Grantees, their respective successors
and assigns, to and for the only proper use and behoof of the said Grantees, their respective

successors and assigns, forever, as tenants in common in the following shares and proportions: as
to BWT a 32.088% undivided interest; and as to BWB a 67.912% undivided interest.

UNDER AND SUBJECT AS AFORESAID.

AND the said Grantor, for itself, its successors and/or assigns does by these presents, covenant,
grant and agree, to and with the Grantees, their respective successors and assigns that it, the said
Grantor, its successors and/or assigns, all and singular the hereditaments and premises herein
above described and granted, or mentioned and intended so to be, with the appurtenances, unto
the said Grantees, their respective successors and assigns, against it, the said Grantor, its
successors and/or assigns and against all and every person or persons whomsoever lawfully
claiming or to claim the same or any part hereof, by, from or under him, her, them or any of them
shall and will SPECIALLY WARRANT and DEFEND,

[SIGNATURE PAGE TO FOLLOW]
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IN WITNESS WHEREOF, the said Grantor has caused these presents to be duly executed and
made effective the day and year above written,

Vonns
S

The Prudential Insurance Company of America,
a New Jersey corporation

oY

William E. Barrett,
Vice President, Real Estate

TN

STATE OF

COUNTY OF ¥} ALY

On this, the lﬂr"‘d

RSEY )
) ss:
)

ay of June 2022, before me, the undersigned officer, personally appeared,

William E. Barrett, who acknowledged himself to be a Vice President, Real Estate of The

Prudential Insurance
that capacity, being
therein contained.

(00432864;2)

Company of America, a New Jersey corporation, the Grantor herein, and in
authorized to do so, executed the foregoing instrument for the purposes

Lipun o b

* " Notary Public

Commonwealth of Penns vania -

Annmarie W, Bonannytl). Nolarr:r??‘:rgfﬁ:m
Montgomary County
Myeommlssl_on expires Septomber 4, 2025
Commission number 1251307

Member, Pennsytvania Assoctation of Notaries
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CERTIFICATE OF ADDRESS

Grantee hereby certifies that its precise address is:
c/o BET Investments, Inc.

200 Dryden Road, Suite 2000
Dresher, Pennsylvania 19025

Date: June 14, 2022

BT WELSH BT 213 PROPERTIES, LLC,
a Pennsylvania limited liability company

By: m W

Michael P. Mar}{man
Authorized Person

BT WELSH TLC-REEDMAN, LLC,
a Pennsylvania limited liability company

o NV

Michael P. Markthan
Authorized Person
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EXHIBIT “A”

LEGAL DESCRIPTION

ALL THAT CERTAIN Lot or piece of land situate in the Township of Upper Dublin, County of
Montgomery, Commonwealth of Pennsylvania, bounded and described according to a Plan for The
Prudential Insurance Company of America Eastern Home Office prepared by Paulus Sokolowksi and
Sartor, consulting engineers, dated 12/18/1998, last revised 5/1/2001 and recorded in Montgomery
County in Plan Book L-5 page 364, as follows, to wit:

BEGINNING at a point of intersection of the Southwesterly side of Welsh Road and the
Northwesterly side of the Pennsylvania Turnpike; thence extending along the Northwesterly side
of the Pennsylvania Turnpike South 55 degrees 24 minutes 23 seconds West 1,735.17 feet to a
point of curvature (erroneously stated in Plan Book L-5, page 364 as 1,774.62 feet to a point of
curvature), a corner of lands now or late of Lots of Dublin Hunt, II; thence Southwesterly on the
arc of a circle curving to the left having a radius of 11,559.19 the arc distance of 645.24 feet to a
point, a corner of lands nor or late of Lots of Dublin Hunt II; thence extending along the same
North 53 degrees 21 minutes 12 seconds West 728.73 feet to a point; thence extending South 37
degrees 12 minutes 48 seconds West 566.22 feet to a point; thence extending North 52 degrees
58 minutes 12 seconds West 779.75 feet to a point, a corner of lands of Phase 5, Lot 5, as shown
on said Plan; thence extending along the same the three following courses and distances, viz: 1)
North 37 degrees 12 minutes 48 seconds East 695.32, 2) North 69 degrees 57 minutes 26 seconds
East 279.67 feet to a point of curve and 3) Northeastwardly on the arc of a circle curving to the
right having a radius of 432.00, the arc distance of 457.22 feet to a point of curve in the bed of
Crossroad Drive (private road); thence extending Northwestwardly on and arc of a circle curving
to the left having a radius of 450.00, the arc distance of 159.90 feet to a point of intersection in
the bed of Crossroad Drive and Corporate Center Boulevard (private road); thence extending
along the bed of said Corporate Center Boulevard the seven following courses and distances, viz:
1) North 65 degrees 29 minutes 05 seconds East 188.68 feet to a point of curve, 2)
Northeastwardly on the arc of a circle curving to the left having a radius of 300.00 the arc
distance of 215.35 feet to a point of tangent, 3) thence extending North 24 degrees 21 minutes 20
seconds East 229.17 to a point of curve, 4) Northeastwardly on the arc of a circle curving to the
right having a radius of 150.00, the arc distance of 108.75 feet to a point of tangent; 5) thence
extending North 65 degrees 53 minutes 45 seconds East 173.38 feet to a point of curve, 6)
Southeastwardly on the arc of a circle curving to the right having a radius of 250.00 the arc
distance of 327.87 feet to a point of tangent and 7) South 38 degrees 57 minutes 41 seconds East
133.37 feet to a point; thence extending North 36 degrees 45 minutes 47 seconds East 428.42
feet to a point on the Southwesterly side of Welsh Road; thence extending along the same the six
following courses and distances, viz: 1) South 54 degreesi6 minutes 02 seconds East 31.88 feet
to a poinf, 2) North 35 degrees 43 minutes 58 seconds East 10.00 feet to a point, 3) South 54
degrees 16 minutes 02 seconds East 160.01 feet to a point, 4) South 54 degrees 10 minutes 02
seconds East 541.81 feet to a point, 5) thence extending South 54 degrees 01 minutes 02 seconds
East 592.98 feet to a point and 6) South 53 degrees 48 minutes 32 seconds East 149.54 feet to the
first mentioned place of beginning.

CONTAINING 89.674 acres, more or less.
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BEING Lot 1, Phase 11, as shown on above mentioned Plan.
BEING known as 2101 Welsh Road.
BEING Tax Parcel No. 54-00-16672-00-5.

BEING PART Of, the same premises which Reuben Denker and Philip S. Seltzer, Trustees
under Agreement of Trust dated 11/2/1976 for Shareholders of Community Life Insurance
Company, by Deed dated 1/3/1978 and recorded 1/18/1978 in Montgomery County in Deed
Book 4274 page 525 conveyed unto Prudential Insurance Company of America, a New Jersey
corporation, in fee.

ALSO BEING PART Of, the same premises which Reuben Denker and Philip S. Seltzer,
Trustees under Agreement of Trust dated 11/2/1976 for Sharcholders of Community Life
Insurance Company by Deed dated 9/21/1981 and recorded 9/21/1981 in Montgomery County in
Deed Book 4660 page 453 unto Prudential Insurance Company of America, a New Jersey
corporation, in fee.

{00432864;1}

72



To: Property owners within 500 feet of 2101 Welsh Road
From: Alison Giles, Zoning Officer/Planning Coordinator

215-643-1600 Ext. 3213 / agiles@upperdublin.net
Date: December 5, 2024

Subject: UD# 24-07: Third Review of Proposed Text Amendment for Upper Dublin Township
Zoning Code Section 255-61.1., OC- Office Center Mixed-Use Developments

Please be advised the subject Proposed Text Amendment application is scheduled for review at the
Tuesday, December 17, 2024 Upper Dublin Township Planning Commission meeting. The meeting will
begin at 7:00 PM, and will be held at the Public Library, 520 Virginia Drive, Fort Washington, PA 19034,
in the Shanis Auditorium.

The Applicant, BET Investments, Inc., is returning to the Planning Commission to discuss the latest
revisions to the proposed text amendment for the OC- Office Center, Mixed-Use Developments Section
of the Zoning Code, which would be applicable to 2101 Welsh Road, a/k/a/, “Prudential Tract”, and 200
Dryden Road, a/k/a/,“The Promenade”. In summary, the Applicant seeks to add definitions for stacked
townhomes, institutional/senior assisted living, municipal, and a hotel use, to add special conveyancing
provisions, to increase allowed building height for buildings containing commercial on the first floor and
residential above from 65’ to 75°, to increase the number of drive-thrus from two to three, to add common
space design requirements, and to modify mixed-use allocations, facade elements, parking requirements,
outdoor dining, and accessways. As a reminder, the text amendment is proposed in conjunction with a
concept plan for a mixed-use development project at 2101 Welsh Road (Prudential Tract), which
currently contains an approximately 902,000 gross square-foot office building formerly occupied by
Prudential Insurance Company. The total area of the parcel is approximately 89.67 acres, and is proposed
to contain a mix of uses including: retail/restaurant (approx.87,000 GSF), office (approx. 100,000 GSF),
hotel (approx. 120,000 GSF, 200 rooms), attached single-family housing (158 units), multi-family
housing (600 one & two-BR units), age-restricted housing (120 units), trails, community green space, and
a potential police satellite office.

This item is scheduled for review and discussion, with possible recommendation action by the
Planning Commission. A fentative hearing date where the applicant will seek formal approval of the
amendment is scheduled for Tuesday, January 14, 2025, subject to public notice in which furthel
details will be provided.

The agenda and related materials will be available on the Township’s website a few days prior to the
meeting: https://www.upperdublin.net/government/township-meetings. Comments may be emailed to
meeting@upperdublin.net by 5:00 PM the day of the meeting, and time for public comment will be
reserved after the presentation. More details, along with all submitted documents, are available upon
request. If you have any questions or want fo discuss the matter further, please contact the Zoning &
Planning Dept. directly af 215-643-1600 Ext. 3213 or agiles@upperdublin.net
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BT WELSH TLC-REEDMAN L1.C &
200 DRYDEN RD STE 2000
DRESHER PA 19025

BT DRYDEN LP
200 WITMER RD STE 200
HORSHAM PA 19044

BT DRYDEN LP
200 DRYDEN RD STE 2000
DRESHER PA 15025

TOLL PA XVILP
250 GIBRALTAR RD
HORSHAM PA 19044

TOLL PA XVI LP
250 GIBRALTAR RD
HORSHAM PA 19044

TOLL PA XVI LP
250 GIBRALTAR RD
HORSHAM PA 19044

TOLL PA XVI LP
1140 VIRGINIA DR
FORT WASHINGTON PA 19034

MILLS CRAIG & MARY KAY L
600 ARCADE WAY
DRESHER PA 19025

TOLL PA XVI LP
250 GIBRALTAR RD
HORSHAM PA 158044

TOLL PA XVILP
1140 VIRGINIA DR
FORT WASHINGTON PA 19034

MEYER JEANETTE M
300 DRYDEN RD
DRESHER PA 19025

KATZ ROBERT & STACY
301 DRYDEN RD
DRESHER PA 19025

FOX WILLIAM & KAREN PRESSMAN
304 DRYDEN RD
DRESHER PA 19025

MILLER MARCI L & STEVEN C
604 ARCADE WAY
DRESHER PA 19025

MA DONGLING & SUN QING
601 ARCADE WAY
DRESHER PA 19025

COOK ELLIS & LYNN
308 DRYDEN RD
DRESHER PA 19025

SCHIFF STEVEN M & LISA
305 DRYDEN RD
DRESHER PA 19025

PADGEON MICHAEL PATRICK & SUSAN E
505 GALLERIA ST
DRESHER PA 19025

BAILEY WAYNE E & SUSAN H
509 GALLERIA ST
DRESHER PA 19025

KUSHNER NEAL K & YVONNE
309 BRYDEN RD
DRESHER PA 19025
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MAHER THOMAS & JEANNE
513 GALLERIA ST
DRESHER PA 19025

MARKMAN JOHN K
517 GALLERIA 5T
DRESHER PA 19025

SELDITCH HAL & BENDYNA MARLENE
313 DRYDEN RD
DRESHER PA 19025

HORENSTEIN KENNETH & KATHY L
521 GALLERIA ST
DRESHER PA 19025

SEIDMAN ROBERT & LINDA
13255 AVILA BEACH COVE
DELRAY BEACH FL 33446

BURDO ROBERT M & EILEEN K
321 DRYDEN RD
DRESHER PA 19025

SCHLEIFER CHARLES & WILLIAMS MELISSA
520 GALLERIA ST
DRESHER PA 19025

SETTER SUSAN ]
528 GALLERIA ST
DRESHER PA 19025

SAIDEL DANIEL H & JOY B
524 GALLERIA ST
DRESHER PA 19025

SCHIEHSER GUY A & MARCINE L
325 DRYDEN RD
DRESHER PA 19025




LUFT TODD & LUFT GERALDINE
329 BRYDEN RD
DRESHER PA 19025

GOLDBERG SCOTT & LINDA S
437 PIAZZA WAY
DRESHER PA 19025

EXAR ETHELYNN
429 PIAZZA WAY
DRESHER PA 19025

POLLOCK STEPHEN G & MARJORIE L
433 PIAZZA WAY
DRESHER PA 19025

CONLIN KENNETH & LYNN

CONLIN KENNETH & LYNN
845 REDGATE RD
DRESHER PA 19025

GOODMAN STEVEN H & JANIS H
333 DRYDEN RD
DRESHER PA 19025

PURI TRIBHUVAN N & MADHU
849 REDGATE RD
DRESHER PA 19025

HALTZMAN JONATHAN C & SHELLY B
841 REDGATE RD
DRESHER PA 19025

MEI-LING SHIEH JANET REVOC TRUST &
337 DRYDEN RD
DRESHER PA 19025

RANIERI JOSEPH & LORI
444 PIAZZA WAY
DRESHER PA 19025

ROGERS JAMES OWEN & MARGARET M
440 PIAZZA WAY
DRESHER PA 19025

REES-JONES ROBERT W &
341 DRYDEN RD
DRESHER PA 19025

KELBICK STEPHEN A & ELAINE H
344 DRYDEN RD
DRESHER PA 18025

LAMBERG DAVID H & ERICA M
852 REDGATE RD
DRESHER PA 19025

GUO CHANGIIE & ZHANG WENQL
345 DRYDEN RD
DRESHER PA 19025

STEINBERG HILARY C 8& MOTELSON PETER

S
837 REDGATE RD
DRESHER PA 19025

FAWLEY NANCY E
349 DRYDEN RD
DRESHER PA 19025

PENNSYLVANIA RAILROAD
PO BOX 8499
PHILADELPHIA PA 19101

BERLIN JOSHUA
848 REDGATE RD
DRESHER PA 19025

SILVERMAN ROBERT & ALISON

SILVERMAN ROBERT & ALISON

SILVERMAN ROBERT & ALISON
833 REDGATE RD
DRESHER PA 19025

ROZIER VICTORIA & BAZILE JEFFERSON
844 REDGATE RD
DRESHER PA 18025

YUSCHAK JAMES V & SUSAN L
829 REDGATE RD
DRESHER PA 19025

TANG XUN & YAN SUN
749 CASTLEWOOD DR
DRESHER PA 19025

LEWIN RACHEL & GROSS COREY
753 CASTLEWOOD DR
DRESHER PA 19025

KIM STEPHEN H & JENNIFER M
745 CASTLEWOOQD DR
DRESHER PA 19025

PFEFFER SCOTT & MARGIE

HELFAND SARAH & ALEX
757 CASTLEWOOD DR
DRESHER PA 19025
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YIM IN SUN
840 REDGATE RD
DRESHER PA 19025

MOSS MICHAEL & WEISSMAN TEMMA
741 CASTLEWOOD DR
DRESHER PA 19025

BENDER EUGENE C IT & DIANE BIZ

KINDLICK TORY DAVID &
761 CASTLEWGOOD DR
DRESHER PA 19025

BLITZER SANFORD ] & AMY R

BLITZER SANFORD J & AMY R
737 CASTLEWOOD DR
DRESHER PA 19025

WITTENSTEIN MARK N & AMY H
733 CASTLEWOOD DR
DRESHER PA 19025

UPPER DUBLIN TOWNSHIP
801 LOCH ALSH AVE
FORT WASHINGTON PA 19034

CRUICE DANNY D/EGLER-CRUICE SUSAN M

729 CASTLEWOOQD PR
DRESHER PA 15025

HALL RAKIN & MAKAYLA
825 REDGATE RD
DRESHER PA 19025

WOLFF WILLIAM J & JOAN V
836 REDGATE RD
DRESHER PA 19025

JONES SALLY ]
725 CASTLEWOOD DR
DRESHER PA 19025

SCHLACKMAN ROBERT J & ELLEN 5
721 CASTLEWOOD DR
DRESHER PA 19025

CANTRELL TODD D & NICOLE MARIE
1800 TWINING RD
WILLOW GROVE PA 19090

FAHEY JOANN & COSTANZO SAVERIO
1804 TWINING RD
WILLOW GROVE PA 19090

GUARNACCIA EDWARD JR

GUARNACCIA EDWARD JR
1334 ROBERTS AVE
FEASTERVILLE TREVOSE PA 19053

KLINE KEVIN N & DANIELLE A
832 REDGATE RD
DRESHER PA 15025

HARPER PETER A & ELLEN
833 FIRETHORN CIR
DRESHER PA 19025

MABEL ROBERT M & BEIDNER MICHELLE B

829 FIRETHORN CIR
DRESHER PA 19025

DWOSKIN HOWARD P & LINDA B
744 CASTLEWOCOD DR
DRESHER PA 19025

LIN QIAN & WANG JING NA
1831 LONDON RD
ABINGTON PA 19001

SEIDMAN RHONDA P & MICHAEL ]
740 CASTLEWOOD DR
DRESHER PA 19025

ANNINOS PETER J IR & SUZANNE A

ANNINOS PETER J JR & SUZANNE A
752 CASTLEWOOD DR
DRESHER PA 19025

KAUFMAN ALEX & DEBBIE
736 CASTLEWOOD DR
DRESHER PA 19025

NORTON CHARLES ALVIN JR &
828 REDGATE RD
DRESHER PA 19025

BURMAN SUDHIR & SNEH P
821 REDGATE RD
DRESHER PA 19025

GOLDSTEIN MARC A & SHELLEY

FISHMAN DANIEL & WILDMAN AMANDA
732 CASTLEWOOD DR
DRESHER PA 19025
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MCNULTY JOSEPH F JR & PATRICIA
728 CASTLEWOOD DR
DRESHER PA 19025

OCONNOR NIALL J & CARRIE
1827 TWINING RD
WILLOW GROVE PA 19090

HUYNH JUDY

HUYNH TAM & TRANG THANH
1831 TWINING RD
WILLOW GROVE PA 19090

FISHER LEN A & LIU HONGXI
724 CASTLEWOOD DR
DRESHER PA 19025

TRAN TOAN
1835 TWINING RD
WILLOW GROVE PA 19090

KAZATSKY ERIC & ROBYN D
824 REDGATE RD
DRESHER PA 19025

YOHMLIN JOSEPH M & PAMELA 1
817 REDGATE RD
DRESHER PA 19025

GONZALEZ JACKHAYRA
1839 TWINING RD
WILLOW GROVE PA 19090

PARTHIPAN LOGANATHAN & SUMATHY

PARTHIPAN LOGANATHAN & SUMATHY

PARTHIPAN LOGANATHAN & SUMATHY
813 REDGATE RD
DRESHER PA 19025

BREMNER ANDREW & KAREN
820 REDGATE RD
DRESHER PA 19025

LEITER HAROLD E ITI & TOCCARA
1843 TWINING RD
WILLOW GROVE PA 19090

PFEFFER DODD & ERIN
824 FIRETHORN CIR
DRESHER PA 19025

MINTZ RICHARD T & MARY TERESA
809 REDGATE RD
DRESHER PA 19025

LIPPO LOUIS F & PATRICIA M

LIPPO LOUIS F & PATRICIA M
1847 TWINING RD
WILLOW GROVE PA 19090

FARBER WILLIAM
805 REDGATE RD
DRESHER PA 19025

ADONI MURRAY R & DEVORA L
725 EASTWIND CIR
DRESHER PA 19025

ZIMMERMAN ZACHARY & MICHEAL ASHLEY
LEAH
816 REDGATE RD
DRESHER PA 19025

SCHWARTZ MICHAEL & TERRI }
720 CASTLEWOOCD DR
DRESHER PA 19025

BLANK MICHAEL R & RANDE F
721 EASTWIND CIR
DRESHER PA 18025

UPPER DUBLIN TOWNSHIP
801 LOCH ALSH AVE
FORT WASHINGTON PA 19034

CIMINI PHELIP E & BERNADETTE A

CIMINI PHILIP E & BERNADETTE A
1851 TWINING RD
WILLOW GROVE PA 19030

TREAT STEPHEN R & ELIZABETH B
717 EASTWIND CIR
DRESHER PA 19025

SKALSKI GILBERT & SUSANNE M
812 REDGATE RD
DRESHER PA 19025

DANIEL SANISH & THOMAS TEENA
1855 TWINING RD
WILLOW GROVE PA 19090

VOTER WARREN E B NANCY L
713 EASTWIND CIR
DRESHER PA 19025
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GOCDMAN PROPERTIES
636 OLD YORK ROAD
JENKINTOWN PA 19046

GENERAL AUTO OUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046

GENERAL AUTO QUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046

GENERAL AUTG OUTLET LP
636 OLD YORK RD
JENKINTOWN PA 19046

GENERAL AUTO OUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046

GENERAL AUTO OUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046

GENERAL AUTO QUTLET
636 OLD YORK RD 2ND FL.
JENKINTOWN PA 19046

GENERAL AUTO OUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046

GENERAL AUTO CUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046

GENERAL AUTO OUTLET
636 OLD YORK RD 2ND FL
JENKINTOWN PA 19046
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E Outlook

Welsh Road Development

From Maryteresa Mintz <marytv@gmail.com>
Date Tue 12/10/2024 1:07 PM
To  Giles, Alison <agiles@upperdublin.net>

[You don't often get email from marytv@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderldentification ]

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

| received your notice re the above. | live in the Dublin Hunt development on Redgate Rd.

| have two concerns.

1. Noise abatement. What is the Township’s plan to decrease the impact of noise associated with both the building
and the use of the proposed area? | have requested that the township seek a Penn Dot study regarding the current
increased turnpike noise. | have not heard anything regarding this and am concerned of the impact on quality of life
in this are that more noise will add.

2. Power failures. During the building of the current Promenade site our area experienced multiple power failures.
They seemed related to the building as there were no weather related issues at the time they occurred. A plan to
ensure that does not recur is necessary.

Thank you.

Maryteresa Mintz

Sent from my iPhone
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Agenda Item No: 4

Planning Commission Agenda Item Report

Meeting Date: December 17, 2024
Agenda Section: ACTION ITEMS

Subject:
Review of Sketch Plan Application for “Fly Thru” Remodel at 1145 Virginia

Drive, Fort Washington a/k/a/ Wawa Inc., UD #24-14

Attachments:
Tentative Sketch Review Application.pdf

Non-Comformance & Variance List.pdf

2024-12-02 - Wawa - Fort Washington - Sketch Plan - Rev 0 (1).pdf
BSAReview-Wawa-VaDr-FlyThru-12-10-24.pdf

1145 Virginia Drive 500 ft Notice.pdf

UDUBL 24-0254-001r (1).pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039400/Tentative_Sketch_Review_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039401/Non-Comformance___Variance_List.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039402/2024-12-02_-_Wawa_-_Fort_Washington_-_Sketch_Plan_-_Rev_0__1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039403/BSAReview-Wawa-VaDr-FlyThru-12-10-24.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039404/1145_Virginia_Drive_500_ft_Notice.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039405/UDUBL_24-0254-001r__1_.pdf

TENTATIVE SKETCH REVIEW APPLICATION

**PRINT/TYPE ALL INFORMATION:
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SUBDIVISION / LAND DEVELOPMENT

Name of Subdivision / Land Development: Wawa, Inc - Store #8060 Proposed Fly-Thru Remodel

Plan Date: December 2, 2024 Location: 1145 Virginia Drive

Street Address: 1145 Virginia Drive

Parcel Number:  54-00-16404-26-4 Block: Unit:
APPLICANT

Applicant is: O Owner O Equitable Owner {2 Authorized Agent

Name: Wawa, Inc.

Address: 260 W Baltimore Pike, Wawa, PA 19063

Phone: 610-513-6875 Cell: Fax and/or E-mail:
EXISTING ZONING
Classification: Greater Fort Washington District (GFW Zone) Total Acreage: 4.025 Acres existing
Number of Lots: 1 Number of Dwelling Units: 1
SEWERAGE WATER
{2 Public O Private 2 Public O Private
SUBMITTALS

Application is hereby made for a review by the Upper Dublin Township staff of the attached Tentative Sketch submitted in accordance with
the regulations of Section 212-42 of the Upper Dublin Township Code (fifteen (15) copies are to be submitted with this application).

Does this application meet all of the requirements of the Zoning Ordinance and Subdivision and Land Development Ordinance?
O Yes {ANo If "No", attach a list of waivers, variances and / or special exceptions required.

Sketch review fee submitted herewith: $250 (non-refundable) payable to: Upper Dublin Township

ACKNOWLEDGEMENT AND SIGNATURE

The undersigned acknowledges that the Tentative Sketch is to be used only as a basis of informal discussions between representatives of
the Township and the Applicant and is not to be considered as a Preliminary Plan in accordance with Act 247, The Municipalities Planning
Code. By filing this application, you are hereby granting permission to Township officials and their designees to visit and photograph the
site for plan review purposes.

Signature of Applicant:  Dennis M. Bruce's "?ﬁﬁmcm Date:

OFFICE USE ONLY:

Checked for completeness and received for review on: Upper Dublin reference number:
Date of distribution: Received by:

Tentative Sketch Review Application - Page 1 of 1 — Rev 8/4/2023



4 Dynamic Engineering Consultants, PC
DYNAMIC
q L.ake Como, NJ 07719

ENGINEERING EARTH SURVEY TRAFFIC T. 732-974-0198

Variance & Waiver List
‘Wawa Inc.
Proposed Fly-Thru Remodel
1145 Virginia Drive
PID: 540016404264
Township of Upper Dublin
Montgomery County, PA
DEC #4796-23-02736

Existing Non-Conformance List
Bulk Requirements —- GFW (Greater Fort Washington) District (§ 255-293)

o Minimum Gross Floor Area: 15,000 SF
e Existing: 5,102 SF

(§ 212-17.D) — No less than 20 feet of open space shall be provided between the curbline of any parking area
and the outside wall of the building.
o Open space not provided between the parking area and building under existing conditions.

(§ 255-294(2)) — Parking shall be set back 50 feet from the right-of-way.
o Parking setback 24.8 feet from Pennsylvania Turnpike right-of-way.

Variance & Waiver List

Signage Requirements (§ 255-155)

o (§255-155.B(3)) — A maximum of two wall signs, neither of which shall exceed 35 square feet.
e One (1) wall sign proposed in addition to the two (2) existing wall signs.

www.dynamicec.com

Lake Como, NJ « Chester, NJ * Toms River, NJ * Newark, NJ « Newtown, PA + Philadelphia, PA
Bethlehem, PA « Allen, TX * Houston, TX ¢ Austin, TX * Delray Beach, FL.  Annapolis, MD
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File: \\decpc.local\decfolders\Data\DECPC PROJECTS\4796 Wawa Inc — Fly Thru Program\23—02736 Fort Washington PA — Store 8060\Dwg\Exhibits (Misc)\2024—12-02 Sketch Plan\D47962302736CS0.dwg, ———> 04 SITE PLAN

Plotted: 12/02/24 — 4:01 PM, By: rkazimir

GENERAL NOTES 8 !E
1. THIS PLAN HAS BEEN PREPARED BASED ON REFERENCES INCLUDING: E .
(U]
BOUNDARY, LOCATION & PARTIAL TOPOGRAPHIC SURVEY < 2.
DYNAMIC SURVEY, LLC
PENNSYLVANIA TURNPIKE 826 NEWTONN YARDLEY ROAD, SUITE 201 e ﬁg
NEWTOWN, PA 18940
(AKA. PENNSYLVANIA ST,E\TE HIGHWVAIY) INTERSTATE ROUTE 276) SURVEYOR FILE NO: 4796 23-03316 v >' E:
" L g9
Mon. Fnd. 7 S57 38 19"W  134.00° (DR1) Cop S57 38 19°W 2. APPLICANT: WAWA INC. a .
x A — - - - S~ ; 260 WEST BALTMORE PIKE
g RO, Une Limited Access R o —— 234, 451" (DR1) WAWA, PA 19063
Chain' Link Fence 'W &
=7 PROF, PAVEMENT Se~ s (0 3. OWNER: BT OFFICE CENTER DRIVE LP
- DRESHER PA 19025
Conc. Curb M
4. PARCEL DATA: PARCEL ID: 540016404264
@ TOWNSHIP OF UPPER DUBLIN
| oROP. WANA FLY-THRU MONTGOMERY COUNTY, PENNSYLVANIA
oo, Vol 5 DIRECTIONAL SIGN ‘B’ 5. Z0NE: GREATER FORT WASHINGTON DISTRICT (GFW ZONE)
- PROP. 4 YELLOW 6. EXISTING USE WAWA FOOD MARKET AND FUELING STATION (CONDITIONAL USE) (§ 255-288.8(1)(a))
K Manhole . . : —288.8(1)(a
Block Wall Asphalt % - STRIPING (TYP.) >0 WM
PROP. uanho/e PROP. WAWA FLY-THRU 7. PROPOSED USE:  WAWA FOOD MARKET AND FUELING STATION WITH DRIVE-THROUGH (CONDITIONAL USE) (§ 255-288.8(9))
% CLEARANCE BAR DIRECTIONAL BOLLARD SIGN D' 0 \
am 7 74 e Q: 8. SCHEDULE OF ZONING REQUIREMENTS (§ 255-293)
A, 4
/;////// / //( H . ZONE_REQUIREMENT GFW DISTRICT EXISTING PROPOSED
A= = : 4 \ MINIMUM LOT AREA 2 A 175,310 SF (4.025 Ac) 175,310 SF (4.025 Ac)
. ///K/ B Wk \ MINIMUM LOT WIDTH 200 FT 409 FT 409 T 2
ey, |- /¥ 2 : MINIMUM FRONT YARD SETBACK (ROAD) 25 T 1707 /T 170.7 T g
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§ Asphalt e o — / MINIMUM_SIDE YARD SETBACK 35 768 1 768 1 3
S / : Gate : Type W' Inlet ] / MAXIMUM BUILDING HEIGHT 75 3 il
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Cross IS WINDOW CANOPY / PROP. FLY-THRU Masonry Building S| 3 ' > d ’
A4, WNoOw Wowa Store #8060 A DU $ . MIN. GROSS FLOOR AREA 15,000 SF 5,102 SF (E) 5,102 SF (E) )
Twe W' Inist RELOCATED ADA PARKING D"Z/— Propane Tank Cabinet s ' N/S: NO STANDARD  N/A: NOT APPLICABLE  (E): EXISTING NON-CONFORMANCE  (V): VARIANCE Q
| SIGN (TYP.) Column (Typ. ’ Asphalt £
FROP. RELOCATED —— PROP. RELOCATED e ’ B 9. PARKING REQUIREMENTS =
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Tk WK % FEET. (§ 255-140) = =
,’ \ 4 L ﬂf : 1062 B. PARKING SHALL BE SET BACK 50 FEET FROM THE RIGHT-OF-WAY. (§ 255-294(2)) % ® 5_
] PROP. WAWA FLY-THRU . ] C. PARKING SHALL BE SET BACK 40 FEET FROM THE SIDE OR REAR PROPERTY LINE ADJACENT TO NONRESIDENTIAL DISTRICTS. (§ 255-294(3)) 8,) % S o §
DIRECTIONAL BOLLARD SIGN ‘A Joe o0 b o - Dep..Curb . D. NO LESS THAN 20 FEET OF OPEN SPACE SHALL BE PROVIDED BETWEEN THE CURBLINE OF ANY PARKING AREA AND THE OUTSIDE WALL OF THE BUILDING. (§ 212-17.D) @ B = O &
2 o WK ) w/ADA Mat \ E. PARKING CALCULATION: S @g@ £ o o
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PK. Nail Set Grass PROP. "STOP' & 'DO L DL Ped. Crossing Sign S| & o8 S
f: 19801 NOT ENTER' BAR AND PARCEL ID 540016404264 Transformer = @ (3 2 "E < =
Won. Fnd. i ) SGNS (IVP) N/F BT OFFICE CENTER DRIVE, LP S PARCEL ID 540016404156 10.  LOADING REQUIREMENTS m M S 0wy 2
: B. 5553, PG. 1364 W b o l . N /F FORT WASHINGTON OWNER, LP A AN OFF-STREET SPACE NOT LESS THAN 11 FEET WIDE, 35 FEET LONG AND HAVING A MINIMUM CLEAR HEIGHT OF 14 FEET EXCLUSVE OF ACCESS AREA, ACCESSIBLE FROM A STREET OR WAY, IN O % S ©
Chain Link Gm_/’l Asphalt 175.310 SF' 4025 AC. B DB. 6312, PG. 1905 A BUILDING OR ON A LOT, FOR THE TEMPORARY USE OF VEHICLES WHILE LOADING OR UNLOADING MERCHANDISE OR MATERIALS. (§ 255-7) % 1 | QD: =
: x ' S 11. DRIVEWAY REQUIREMENTS ES22
/@ (™ oo T o T A T g j( 1 2 A. THE MINIMUM TWO-WAY DRIVE SHALL BE 24 FEET FOR 90 DEGREE ANGLE PARKING STALLS (§ 212-17.) L = (_)';EL %% -
! . Conc. Cuh O ' Grass 0 XK o © O e / B. DRIVEWAYS SHALL BE LOCATED NOT LESS THAN 40 FEET FROM THE STREET INTERSECTION AND SHALL PROVIDE ACCESS TO THE STREET OF A LESSER CLASSIFICATION WHEN THERE ARE STREETS OF @ e ox Zg < &
H_ o isohalt Roadwo ’ g g O : DIFFERENT CLASSES INVOLVED. (§ 212-16.A(1)) o 22 s =+ 1=5
Chain Link Gate P 4 Do Not Enter/Emergency and { D O ’ S s ] C. AL DRIVEWAYS MUST BE OFFSET A MINIMUM OF FIVE FEET FROM ANY PROPERTY LINE, UNLESS APPROVED AS PART OF A SALDO APPLICATION. (§ 212-16.A(8)) M o = -9 TES
/m | ! Cone. Curb Authorized Vehicles Only Sign ;:, o~ R a0 o oong Pade L~ 5o o ' 12. BUFFER REQUIREMENTS @ 2 @ < a ¥>a
< RN ‘ Emp/oyee Park/ Joro) 0) Pt N ©  plird (3p) o g 8 . \ = A. SCREEN BUFFER (§ 212-32.F(3)): 2 =3 E% L0
jﬂyw Z0NE X' (Areg of 0.2% /‘ ) I (Typ.P a5 Parp () : Asphat = i. THE SCREEN BUFFER IS TO PROVIDE A VISUAL BARRIER BETWEEN ADJACENT LAND USES. THE SCREEN BUFFER SHALL BE 30 FEET IN WIDTH AND ALIGNED ADJACENT TO PROPERTY LINES OR S @ oY =
' /\ Annual Chance Flood) ‘ ] @ Conc.- Pad ° P (/w0 1 - ULTIMATE RIGHTS—OF-WAY BOUNDARIES. (§ 212-32.F(3)[1]) @ % Fao-p
el ~— . [4 °O o0 ° A °o Y « i. THE SCREEN PLANTING SHALL BE BROKEN ONLY AT POINTS OF VEHICULAR/PEDESTRIAN ACCESS AND EASEMENTS WHERE PLANTINGS ARE PROHIBITED. (§ 212-32.F(3)[2]) @ aQ e
2 : : Column  (Typ.) 0 7 e} iii. SCREEN BUFFERS ARE NOT REQUIRED IN FRONT YARDS. (§ 212-32.F(3)[3]) = ., o 2
00 ‘OO0 O 0 0 ' B. WATERCOURSE BUFFER (§ 212-32.F(8)): = = 3
E 0 o ‘ e 10 S oo o ..~ % i. BUFFERS ARE REQUIRED ALONG ALL PERMANENT AND INTERMITTENT STREAMS AND WATERCOURSES WHERE THEY CROSS A PROPERTY. WHERE EXISTING HEALTHY VEGETATION EXISTS IT MUST © = &
‘ . ‘ | . BE RETAINED. (§ 212-32.F(8)[2]) \ =
L~ / Z0NE: “AE (EL192) \_ / o S 0 i. BUFFERS MUST BE PROVIDED ON EACH SIDE OF THE STREAM OR WATERCOURSES EXCEPT WHEN THE WATERWAY FORMS THE PROPERTY BOUNDARY, IN WHICH CASE THE BUFFER IS REQUIRED
7)) / e Canopy Tipe W’ Infet g ! ONLY ON THE SUBJECT PROPERTY SIDE. (§ 212-32.F(8)[3])

\ N . Tpe ¢’ nlet Z0NE X' (Area of 0.2% : S : iil. BUFFERS MUST BE A MINIMUM OF 35 FEET FOR UNNAMED WATERCOURSES, 50 FEET FOR NAMED WATERWAYS AND 100 FEET FOR SANDY RUN AND WISSAHICKON CREEK. NAMED WATERWAYS PROTECT YOURSELF
0p)] o : , Asphalt Annual Chance Flood) Wk X ARE: ROSE VALLEY CREEK (NORTH AND SOUTH BRANCHES), TANNERY RUN, HONEY RUN, SMALL CREEK, RAPP RUN, AND PINE RUN. (§ 212-32.F(8)[4]) 2 oL STATES REQURE. NOTFIATON OF
=] = \ Bollard (Typ.) L Dep. Curb 13. DRIVE-THRU FACILITY REQUIREMENTS \ EXCAVATORS, DESIGNERS, OR ANY PERSON
) = I Air Pump (Typ.) : WT/AD"‘ Mat A DRIVE-THROUGH FACILIIES SHALL NOT BE LOCATED ALONG A PRIMARY STREET FRONTAGE. (§ 212-35.2.0(1)) MNW R i D e e
(@) e |2 ; o [ g (%p) B. WHEN A DRIVE-THROUGH FACILITY IS LOCATED ON THE SIDE OF A BUILDING, IT SHALL BE SET BACK AT LEAST 25 FEET FROM THE V RIGHT-OF-WAY. (§ 212-35.2.0(2)) belere you dg.

s I3 Sanitory ”"”"""‘\ ws” ) "N Crosswalk C. DRVE-THROUGH FACILITIES SHALL HAVE BUILDING MATERIALS, COLORS, AND FORM, COMPLEMENTARY TO THE PRINCIPAL BUILDING. (§ 212-35.2.0(3)) FOR STATE SPECKIC DIRECT, FHONE NUMBERS VISIT:
< N :g \ g > ) D. DOUBLE DRIVE-THROUGH FACILITIES SHALL NOT BE PERMITTED. SIDE-BY-SIDE DRIVE-THROUGH LANES SERVING ONE BRAND MAY BE PERMITTED, SUBJECT TO THE EVALUATION OF SITE-SPECIFIC . .
o ) Cone. Curb y . CONDITIONS. (§ 212-35.2.0(4))
15 o= P=— 0= o= o= = Type ¢ et Ped, E. THE NUMBER AND SIZE OF VEHICULAR ACCESS POINTS TO THE SITE FROM THE PUBLIC STREET SHALL BE MINIMIZED. CORNER LOTS SHALL PROVIDE VEHICULAR ACCESS FROM THE SECONDARY
€2 : _77________/_ g . : . DYNAM
A S \ Car Char;/hg | Post & Ral Fence ' I,_ 0 ; | Eectricar = gZ;SI”g ’ F S;TVEEETT:/:(EU;E?AEFLA;IEBSL Eérginsé_SAiééosgliLL NOT WRAP AROUND THE BUILDING. (§ 212-35.2.0(6)) g Ic G
= - 0 Station (Typ, . lype C Inlet=" rooment . - DRVE- ' —35.2.
= T E / . . Salon (bp) L. s / qup }',',f,’,'s,«o,,,,e, \ Type C" niet : 6. TO THE MAXIMUM EXTENT POSSIBLE, STACKING LANES SHALL BE LINEAR AND STRAIGHT, WITH A MINIMAL NUMBER OF TURNS. (§ 212-35.2.0(7)) EN INEERIN
A 3 |g Flood Hazard Line \ / ' 3 ' 14, DRIVEWAY ACCESS TO A MUNICIPAL ROADWAY SHALL BE AUTHORIZED ONLY BY THE MUNICIPALITY HAVING JURISDICTION IN ACCORDANCE WITH APPLICABLE MUNICIPAL ORDINANCES. LAND DEVELOPMENT CONSULTING e PERMITTING
Z |% (See General Notes) ) \ P o D 15. A FINAL ON-SITE UTILITY DESIGN HAS NOT BEEN COMPLETED FOR PREPARATION OF THIS PLAN. COMPLETE LAND DEVELOPMENT DRAWINGS AND REVIEW BY THE APPLICABLE UTILITY AUTHORITIES IS STILL GEOTECHNICAL o ENVIRONMENTAL
REQUIRED.
o= 8 \ Y , S W/ Conduit ¢ |~ PROP. WAWA FLY-THRU 16. THIS PLAN IS INTENDED FOR ZONING APPROVAL PURPOSES ONLY AND SHALL NOT BE UTILIZED FOR CONSTRUCTION. THIS PLAN MAY BE SUBJECT TO CHANGE UPON PREPARATION OF COMPLETE LAND JRAFFIC o SUR R ANN I O
= « N Z0NE AE(ELISZ) o & 3 S DIRECTIONAL SIGN 'D DEVELOPMENT PLAN DRAWINGS, AND REQUIRED PERMITTING. .
SI§ 3 S 17. THIS PLAN IS INTENDED FOR ZONING APPROVAL PURPOSES ONLY AND SHALL NOT BE UTILIZED FOR CONSTRUCTION. THIS PLAN MAY BE SUBJECT TO CHANGE UPON PREPARATION OF COMPLETE LAND ) '
— ' = §[8 5 S 1904 Main Street, Lake Como, NJ 07719
Site 1D Sign < S S DEVELOPMENT PLAN DRAWINGS, AND REQUIRED PERMITTING. T: 732.974.0198 | F: 732.974.3521
— = 18. PRIOR TO STARTING CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE TO MAKE SURE THAT ALL REQUIRED PERMITS AND APPROVALS HAVE BEEN OBTAINED. NO CONSTRUCTION OR FABRICATION
70" WOE \PINE RUN CHANNEL EASEMENT oo W ] SHALL BEGIN UNTIL THE CONTRACTOR HAS RECEVED AND THOROUGHLY REVIEWED ALL PLANS AND OTHER DOCUMENTS BY ALL OF THE PERMITTING AUTHORITIES. Offices conveniently located at:
ec. Vaul ™~ i 19. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS AND THE REQUIREMENTS AND STANDARDS OF THE LOCAL GOVERNING AUTHORITY. e Now s o 8779
] 20. THE SOILS REPORT AND RECOMMENDATIONS SET FORTH THEREIN ARE A PART OF THE REQUIRED CONSTRUGTION DOCUMENTS AND IN CASE OF CONFLICT SHALL TAKE PRECEDENCE UNLESS SPECIFICALLY Mcrton, New Jerse » 1856342000
& mb) ' NOTED OTHERWISE ON THE PLANS. THE CONTRACTOR SHALL NOTIFY THE ENGINEER CONSTRUCTION MANAGER OF ANY DISCREPANCY BETWEEN SOILS REPORT & PLANS, Nepor QR 173755720
: 21. SITE CLEARING SHALL INCLUDE THE LOCATION AND REMOVAL OF ALL UNDERGROUND TANKS, PIPES, VALVES, ETC. NewlowhBennsiers » 7:2:7 sl
22. THE PROPERTY SURVEY SHALL BE CONSIDERED A PART OF THESE PLANS. w0
' N 23. ALL DIMENSIONS SHOWN ON THE PLANS SHALL BE FIELD VERIFIED BY THE CONTRACTOR PRIOR TO CONSTRUCTION. CONTRACTOR SHALL NOTIFY ENGINEER IF ANY DISCREPANCIES EXIST PRIOR TO Ao Toxs » T:972.542100
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] N SHOWN INCORRECTLY ON THESE PLANS IF SUCH NOTIFICATION HAS NOT BEEN GIVEN. et Bant e o 1 469018570
24, SOLID WASTE TO BE DISPOSED OF BY CONTRACTOR IN ACCORDANCE WITH ALL LOCAL, STATE AND FEDERAL REGULATIONS. Aapols, Maynd o T: 410567.5000
25. ALL EXCAVATED UNSUITABLE MATERIAL MUST BE TRANSPORTED TO AN APPROVED DISPOSAL LOCATION. :
26. CONTRACTOR IS RESPONSIBLE FOR ALL SHORING REQUIRED DURING EXCAVATION AND SHALL BE PERFORMED IN ACCORDANCE WITH CURRENT OSHA STANDARDS, AS WELL AS ADDITIONAL PROVISIONS TO ( www.dynamicec.com )
ASSURE STABILITY OF CONTIGUOUS STRUCTURES, AS FIELD CONDITIONS DICTATE.
27. ALL CONTRACTORS MUST CARRY STATUTORY WORKERS COMPENSATION, EMPLOYERS LIABILITY INSURANCE AND APPROPRIATE LIMITS OF COMMERCIAL GENERAL LIABILITY INSURANCE (CGL). ALL
. CONTRACTORS MUST HAVE THEIR CGL POLICIES ENDORSED TO NAME DYNAMIC ENGINEERING CONSULTANTS, P.C., ITS SUBCONSULTANTS AS ADDITIONAL INSURED AND TO PROVIDE CONTRACTUAL LIABILITY
—— . - - -—-- -—-- -—-—- gL ROW. Line - o - ceo ——a COVERAGE SUFFICIENT TO INSURE THE HOLD HARMLESS AND INDEMNITY OBLIGATIONS ASSUMED BY THE CONTRACTORS. ALL CONTRACTORS MUST FURNISH DYNAMIC ENGINEERING CONSULTANTS, P.C. WITH M ATTH EW SH ARO
—-_— I — CERTIFICATES OF INSURANCE AS EVIDENCE OF THE REQUIRED INSURANCE PRIOR TO COMMENCING WORK AND UPON RENEWAL OF EACH POLICY DURING THE ENTIRE PERIOD OF CONSTRUCTION. IN
N59" 02' 23°E 408.62" (DR1) P.0.B. ADDITION, ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY LAW, INDEMNIFY AND HOLD HARMLESS DYNAMIC ENGINEERING CONSULTANTS, P.C. AND ITS SUBCONSULTANTS FROM AND
AGAINST ANY DAMAGES, LIABILITIES OR COSTS, INCLUDING REASONABLE ATTORNEYS' FEES AND DEFENSE COSTS, ARISING OUT OF OR IN ANY WAY CONNECTED WITH THE PROJECT, INCLUDING ALL CLAIMS
BY EMPLOYEES OF THE CONTRACTORS.
28. NETHER THE PROFESSIONAL ACTIVITIES OF DYNAMIC ENGINEERING CONSULTANTS, P.C., NOR THE PRESENCE OF DYNAMIC ENGINEERING CONSULTANTS, P.C. OR ITS EMPLOYEES AND SUBCONSULTANTS AT PROFESSIONAL ENGINEER
VIR GINIA DRIVE A CONSTRUCTION/PROJECT SITE, SHALL RELIEVE THE GENERAL CONTRACTOR OF MS OBLIGATIONS, DUTIES AND RESPONSIBILTIES INCLUDING, BUT NOT LIMITED TO, CONSTRUCTION MEANS, METHODS, NEW JERSEY LIGENSE No. 52089
SEQUENCE, TECHNIQUES OR PROCEDURES NECESSARY FOR PERFORMING, SUPERINTENDING AND COORDINATING THE WORK IN ACCORDANCE WITH THE CONTRACT DOCUMENTS AND ANY HEALTH OR SAFETY L °
(80° RO.W) PRECAUTIONS REQUIRED BY ANY REGULATORY AGENCIES. DYNAMIC ENGINEERING CONSULTANTS, P.C. AND TS PERSONNEL HAVE NO AUTHORITY TO EXERCISE ANY CONTROL OVER ANY CONSTRUCTION
CONTRACTOR OR IS EMPLOYEES IN CONNECTION WITH THEIR WORK OR ANY HEALTH OR SAFETY PROGRAMS OR PROCEDURES. THE GENERAL CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR JOBSITE
SAFETY. DYNAMIC ENGINEERING CONSULTANTS, P.C. SHALL BE INDEMNIFIED BY THE GENERAL CONTRACTOR AND SHALL BE MADE ADDITIONAL INSURED UNDER THE GENERAL CONTRACTOR'S POLICIES OF JUST'N A GE ONNOTT'
GENERAL LIABILITY INSURANCE.

GENERAL NOTES (CONT.)

29. DYNAMIC ENGINEERING CONSULTANTS, P.C. SHALL REVIEW AND APPROVE OR TAKE OTHER APPROPRIATE ACTION ON THE CONTRACTOR SUBMITTALS, SUCH AS SHOP 33. CONTRACTOR ACKNOWLEDGES HE HAS READ AND UNDERSTOOD THE DESIGN PHASE SOIL PERMEABILITY AND GROUNDWATER TEST RESULTS IN THE STORMWATER PROFESSIONAL ENGINEER
DRAWINGS, PRODUCT DATA, SAMPLES AND OTHER DATA, WHICH THE CONTRACTOR IS REQUIRED TO SUBMIT, BUT ONLY FOR THE LIMITED PURPOSE OF CHECKING FOR MANAGEMENT REPORT AND THAT THE CONTRACTORS RESPONSIBILITIES INCLUDE NECESSARY PROVISIONS TO ACHIEVE THE DESIGN PERMEABILITY IN THE FIELD. PENNSYLVANIA LICENSE No. 080629
CONFORMANCE WITH THE DESIGN CONCEPT AND THE INFORMATION SHOWN IN THE CONSTRUCTION MEANS OR METHODS, COORDINATION OF THE WORK WITH OTHER TRADES 34, CONTRACTOR TO BE ADVISED THAT THE ENGINEER WAS NOT PROVIDED WITH FINAL FLOOR PLAN DRAWINGS FOR THE BUILDING AT THE TIME OF SITE PLAN DESIGN. AS A \

OR CONSTRUCTION SAFETY PRECAUTIONS, ALL OF WHICH ARE THE SOLE RESPONSIBILITY OF THE CONTRACTOR. DYNAMIC ENGINEERING'S REVIEW SHALL BE CONDUCTED RESULT, ENTRANCE DOOR LOCATIONS AS DEPICTED HEREON MAY NOT BE FINAL AND MUST BE CONFIRMED WITH THE ARCHITECTURAL PLANS PRIOR TO CONSTRUCTION. THE

WITH REASONABLE PROMPTNESS WHILE ALLOWING SUFFICIENT TIME TO PERMIT ADEQUATE REVIEW. REVIEW OF A SPECIFIC ITEM SHALL NOT INDICATE THAT DYNAMIC HANDICAP ACCESSIBLE PARKING SPACES AND THE ASSOCIATED RAMPS AND ACCESSIBLE ROUTE MUST COMPLY WITH ALL APPLICABLE LOCAL, STATE AND FEDERAL TITLE:

ENGINEERING CONSULTANTS, P.C. HAS REVIEWED THE ENTIRE ASSEMBLY OF WHICH THE ITEM IS A COMPONENT. DYNAMIC ENGINEERING CONSULTANTS, P.C. SHALL NOT BE REQUIREMENTS AND THE HANDICAP PARKING SPACES MUST BE LOCATED AS THE NEAREST SPACES TO THE ENTRANCE. CONTRACTOR TO NOTIFY OWNER AND ENGINEER

RESPONSIBLE FOR ANY DEVIATIONS FROM THE CONSTRUCTION DOCUMENTS NOT BROUGHT TO THE ATTENTION OF DYNAMIC ENGINEERING CONSULTANTS, P.C. IN WRITING BY IMMEDIATELY OF ANY DISCREPANCY PRIOR TO CONSTRUCTION. SKETCH PLAN

THE CONTRACTOR. DYNAMIC ENGINEERING CONSULTANTS, P.C. SHALL NOT BE REQUIRED TO REVIEW PARTIAL SUBMISSIONS OR THOSE FOR WHICH SUBMISSIONS OF 35.  CONTRACTOR MUST VERIFY THE LOCATION AND DEPTH OF ALL UNDERGROUND UTILITIES AND FACILITIES PRIOR TO THE START OF CONSTRUCTION AS REQUIRED BY

CORRELATED ITEMS HAVE NOT BEEN RECEIVED. PENNSYLVANIA ACT 172 (FORMER ACT 287). CONTACT PENNSYLVANIA ONE CALL AT (800) 242-1776 PRIOR TO BREAKING GROUND.

30. IN AN EFFORT TO RESOLVE ANY CONFLICTS THAT ARISE DURING THE DESIGN AND CONSTRUCTION OF THE PROJECT OR FOLLOWING THE COMPLETION OF THE PROJECT, 36. ALL CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH TOWNSHIP OF UPPER DUBLIN CODES AND SPECIFICATIONS AND PADOT PUBLICATION 408 LATEST REVISION, -

DYNAMIC ENGINEERING CONSULTANTS, P.C. AND THE CONTRACTOR MUST AGREE THAT ALL DISPUTES BETWEEN THEM ARISING OUT OF OR RELATING TO THIS AGREEMENT OR OR AS LATER AMENDED, UNLESS OTHERWISE NOTED. SCUE <o —

THE PROJECT SHALL BE SUBMITTED TO NONBINDING MEDIATION UNLESS THE PARTIES MUTUALLY AGREE OTHERWISE. 37. DRIVEWAY ACCESS TO A STATE HIGHWAY SHALL BE AUTHORIZED ONLY BY THE DEPARTMENT OF TRANSPORTATION AS REQUIRED BY SECTION 410 OF THE ACT OF JUNE 1, “(H)17=30 : 12/02 /2024

1. THE CONTRACTOR MUST INCLUDE A MEDIATION PROVISION IN ALL AGREEMENTS WITH INDEPENDENT SUBCONTRACTORS AND CONSULTANTS RETAINED FOR THE PROJECT AND 1945 (P.P. 1242 NO. 428) KNOWN AS THE STATE HIGHWAY LAW. V) /02/

TO REQUIRE ALL INDEPENDENT CONTRACTORS AND CONSULTANTS ALSO TO INCLUDE A SIMILAR MEDIATION PROVISION IN ALL AGREEMENTS WITH THEIR SUBCONTRACTORS, 38. ANY WELL FOUND DURING CONSTRUCTION SHALL BE ABANDONED IN ACCORDANCE WITH THE WATER WELL DRILLERS LICENSE ACT AND CURRENT PADEP REQUIREMENTS, PROJECT No:

SUBCONSULTANTS, SUPPLIERS AND FABRICATORS, THEREBY PROVIDING FOR MEDIATION AS THE PRIMARY METHOD FOR DISPUTE RESOLUTION BETWEEN THE PARTIES TO ALL SECTION 3.35.11 OF THE PADEP “PUBLIC WATER SUPPLY” AND AWWA STANDARD A100-97 ON WATER WELLS. CRAPHIC SCALE | 4796 23-02736

THOSE AGREEMENTS. 39.  ANY SEWAGE DISPOSAL SYSTEM FOUND DURING CONSTRUCTION SHALL BE ABANDONED IN ACCORDANCE WITH CURRENT PADEP AND MONTGOMERY COUNTY HEALTH

32. IF THE CONTRACTOR DEVIATES FROM THE PLANS AND SPECIFICATIONS, INCLUDING THE NOTES CONTAINED THEREON, WITHOUT FIRST OBTAINING PRIOR  WRITTEN DEPARTMENT REQUIREMENTS. -30 0 15 30 60 120 SHEET No: Rev. #-
AUTHORIZATION' FOR SUCH DEVIATIONS FROM THE OWNER AND ENGINEER, IT SHALL BE RESPONSIBLE FOR THE PAYMENT OF ALL COSTS TO CORRECT ANY WORK DONE, 40, THE TOWNSHIP ENGINEER AND MONTGOMERY COUNTY CONSERVATION DISTRICT SHALL BE NOTIFIED BY THE OWNER OR CONTRACTOR AT LEAST SEVENTY-TWO (72) HOURS EE;!;— ’ o
ALL FINES OR PENALTIES ASSESSED WITH RESPECT THERETO AND ALL COMPENSATORY OR PUNITIVE DAMAGES RESULTING THEREFROM AND [T SHALL INDEMNIFY AND HOLD IN ADVANCE OF THE COMMENCEMENT OF ANY WORK ON REQUIRED IMPROVEMENTS.

THE OWNER AND ENGINEER HARMLESS FROM ALL SUCH COSTS TO CONNECT ANY SUCH WORK AND FROM ALL SUCH FINES AND PENALTIES, COMPENSATION AND ( IN FEET)

PUNITIVE DAMAGES AND COSTS OF ANY NATURE RESULTING THEREFROM. {INCH = 30 FT
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Boles, Smyth Associates, Inc.
Consulting Civil Engineers Since 1972

December 10, 2024

Upper Dublin Township
370 Commerce Drive
Fort Washington, PA 19034

Attn:

Ms. Alison Giles, CZO, Zoning Officer and Community Planner

Subject: Sketch Review — Wawa Virginia Drive Fly Thru Lane

Dear Alison:

Boles, Smyth Associates, Inc. has performed a preliminary review of the Sketch Plan dated July 15,2024
and Traffic Impact Study dated September 20, 2024 submitted to Upper Dublin Township in November,

2024. The proposal from Wawa, Inc. includes reconfiguration of the parking area to construct a Fly Thru
lane that will require a new circulation pattern and building window. Please see below for comments:

1.

6.

The proposed Fly Thru lane will not be supported in the current configuration due to major
pedestrian safety concerns. Pedestrians leaving the Wawa and proceeding across the Fly Thru
lane have no line of sight with drivers exiting from the Fly Thru lane.

It is noted there is a 17 foot +/- buffer zone along the Fly Thru lane and the Fly Thru lane is
approximately 12.5 feet. This space should be reviewed by the Applicant to address the above
concern.

The Fly Thru lane will require elimination of nine (9) parking spaces in a desirable location. The
Traffic Impact Study performed a Parking Study that observed a maximum of 55 spaces being
used from the 71 available parking spaces. It is noted the Parking Study was performed in July,
2024 during the peak of vacations. It is also noted seven (7) parking spaces have been converted
to Electric Vehicle Charging locations. While the EV parking spaces do not restrict parking for
other patrons, they do elongate the turnover time. The Parking Study should be updated during
non-Summer months.

The loss of parking may be an issue due to the new apartments opening at the J @ Dresher and
the upcoming apartments opening at 525 Virginia Drive.

The TIS notes a 20% trip generation increase was applied from ITE Trip Generation LUC 945
Convenience Store/Gas Station. Sheet 3 of 7 also states “The Fly-Thru service offers an
alternative to mobile in-store order pick-up and is not anticipated to significantly impact the site
from a trip generation perspective.” I would challenge this statement and would request more
information from other Wawa sites that have installed Fly-Thru:lanes.

The Fly Thru signing should be re-evaluated, specifically for visibility.

Please feel free to contact me should you have any questions or require additional information.

Sincerely,
Jack Smyth Jr., P.;. i

Township Traffic & Transportation Engineer

2400 Chestnut Street Philadelphia, PA 19103 215-561-2644 www.bolessmyth.com
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To: Property owners within 500 feet of 1145 Virginia Drive

From: Alison Giles, Zoning Officer/Planning Coordinator
215-643-1600 Ext. 3213 / agiles@upperdublin.net

Date: December 5, 2024

Subject: Review of Tentative Sketch Application UD #24-14 for proposed “Fly-
Thru” remodel of Wawa at 1145 Virginia Drive, Fort Washington, PA
19034

Please be advised the subject Tentative Sketch application is scheduled for review at the
Tuesday, December 17, 2024 Upper Dublin Township Planning Commission meeting.
The meeting will begin at 7:00 PM, and will be held at the Public Library, 520 Virginia
Drive, Fort Washington, PA 19034, in the Shanis Auditorium.

The Applicant, Wawa Inc., has submitted a tentative sketch plan application for a
proposed remodel of the existing Wawa on Virginia Drive in the Greater Fort
Washington Mixed-Use District in Fort Washington. The remodel involves
reconfiguration of the parking lot and store to create a pick-up lane and window for
order-ahead mobile orders. Drive-thrus/Pick-up windows are allowed by Conditional Use
in the GFW. The project also proposes a sign that will require a variance. No new
building coverage is proposed at this time. Tentative review comments have been
requested from the traffic engineer, the county, township engineer, and the zoning
department, which will be reviewed by the Planning Commission at the December 17%
meeting.

This matter is scheduled for review and discussion only during the December 17,
2024 Planning Commission meeting,

The agenda and related materials will be available on the Township’s website a few days
prior to the meeting: https://www.upperdublin.net/government/township-meetings.
Comments may be emailed to meeting@upperdublin.net by 5:00 PM the day of the
meeting, and time for public comment will be reserved after the presentation,

More details, along with all submitted documents, are available upon request. If you
have any questions or want to discuss the matter further, please contact the Zoning &
Planning Dept. directly at 215-643-1600 Ext. 3213 or agiles@upperdublin.net
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BT OFFICE CENTER DR LP

BT OFFICE CENTER DRIVE LP
200 DRYDEN RD STE 2000
DRESHER PA 19025

WFP PENNLAND CO LP
ATTN D GREENBAUM
NEW YORK NY 10281

FT WASHINGTON OWNER LP
1420 SPRING HILL RD STE 420
MCLEAN VA 22102

FT WASHINGTON OWNER LP
1420 SPRING HILL RD STE 420
MCLEAN VA 22102

FT WASHINGTON OWNER LP
1420 SPRING HILL RD STE 420
MCLEAN VA 22102

FT WASHINGTON OWNER LP
1420 SPRING HILL RD STE 420
MC LEAN VA 22102

SPIRIT REALTY LP
3151 MICHELSON DR STE 600
IRVINE CA 92612

KSMA P
2001 STATE HI1EL RD STE 205
WYOMISSING PA 19610

AREP FT WASHINGTON LLC
887 7TH AVE
NEW YORK NY 10106

MAPLEWOOD-VIRGINIA LLLP

MAPLEWOOD-VIRGINIA LLLP

MAPLEWOOD-VIRGINIA LLLP

MAPLEWOOD-VIRGINIA LLLP

MAPLEWOOD-VIRGINIA LLLP

MAPLEWOOD-VIRGINIA LLLP
1300 VIRGINIA DR STE 140
FORT WASHINGTON PA 19034

ALLIED RECYCLING COMPANY
1752 LIMEKILN PIKE
DRESHER PA 19025

ALLIED RECYCLING COMPANY
1752 LIMEKILN PK
DRESHER PA 19025

ALLIED RECYCLING COMPANY
1752 LIMEKILN PIKE
DRESHER PA 19025

PENNSYLVANIA RAILROAD
1528 WALNUT ST
PHILA PA 19102

SOMERSET PROPERTIES
768 N. BETHLEHEM PIKE
LOWER GWYNEDD PA 19002

LIBERTY 1100 VA DR LLC
1140 AVE OF AMERICAS
NEW YORK NY 10036

LSOP 3 PA 1 LLC
1100 VIRGINIA DR
FORT WASHINGTON PA 19034
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MONTGOMERY COUNTY
BOARD OF COMMISSIONERS

JAMILA H. WINDER, CHAIR
NEIL K. MAKHIJA, VicE CHAIR
THOMAS DIBELLO, COMMISSIONER

WWW.MONTGOMERYCOUNTYPA.GOV

MONTGOMERY COUNTY
PLANNING COMMISSION

MONTGOMERY COUNTY * POBox 311
NORRISTOWN, PA 19404-031 1

610-278-3722
PLANNING@MONTGOMERYCOUNTYPA.GOV

ScoTT FRANCE, AICP
EXECUTIVE DIRECTOR

December 9, 2024

Alison Giles, Zoning Officer & Planning Coordinator
Upper Dublin Township

801 Loch Alsh Avenue

Fort Washington, PA 19034

Re: MCPC # 24-0254-001

Plan Name: Wawa Proposed Fly Thru

1 lot comprising approximately 4 acres

Situate: 1145 Virginia Drive (cross streets: Office Center Drive)
Upper Dublin Township

Dear Ms. Giles:

We have reviewed the above-referenced land development in accordance with Section 502 of Act 247,
"The Pennsylvania Municipalities Planning Code," as you requested on November 20, 2024. We
forward this letter as a report of our review.

BACKGROUND

The applicant, Wawa, Inc., is proposing to add a drive-through lane and mobile pick-up window at an
existing Wawa located at the southwest corner of the intersection of Virginia Drive and Office Center
Drive/Turnpike access ramp. The existing Wawa is currently accessed by a driveway from Virginia
Drive, and has emergency access from the Turnpike access ramp, both of which would remain. There
are currently 71 parking spaces; nine spaces would be removed in order to construct the drive-through
facilities. The drive-through lane would have eight queuing positions around the southern and eastern
sides of the building. The property is located in the GFW-Greater Fort Washington Zoning District.
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Ms. Giles -2- December 9, 2024

COMPREHENSIVE PLAN COMPLIANCE

A. MONTCO 2040 — The proposal is generally consistent with MONTCO 2040: A Shared Vision, which
designates the area as “regional mixed use” future land use category. Regional Mixed Use Centers
are intensely developed suburban cores with significant retail, office, and residential land uses.

B. Upper Dublin Comprehensive Plan — The proposal is generally consistent with the Upper Dublin
Comprehensive Plan and the goal to enhance economic development, specifically through
redevelopment within the Fort Washington Office Park.

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal,
however, in the course of our review we have identified the following issues that the applicant and
township may wish to consider prior to final plan approval. Our comments are as follows:

REVIEW COMMENTS

SITE DESIGN

A. Drive-Through Aisle. The proposed drive-through aisle would be defined by painted stripes to
delineate the aisle from the loading zone and the surrounding parking lot circulation. We offer the
following recommendations to help improve the circulation of the site.

1. Proximity to Loading Zone. Based on the plans provided, the loading zone appears to be located
at the rear of the building, adjacent to the trash storage area. This loading zone would be
adjacent to the drive-aisle entrance and may create more opportunities for vehicular conflicts.
We recommend adding additional bollards along the queue to more clearly distinguish the
drive aisle and the loading zone to reduce the risk of conflicts.

2. Directional Bollard Sign “D”. A “Fly-Thru Directional Bollard” is proposed to be located at the
entrance of the drive aisle. We recommend the applicant include more substantial buffing
around the sign to increase visibility and clarity of the sign. The applicant may want to consider
a planting strip for the base of the sign, which would add some greenery to the site.

B. Pedestrian Circulation. A pedestrian crosswalk would be provided across the drive aisle to the
entrance of the building. As proposed, we feel that the configuration of the drive aisle, crosswalk,
and sidewalk could be dangerous. The location of the drive aisle in relation to the sidewalk and
building creates a blind corner for both drivers and for people walking from the entrance to the
parking area.




Ms. Giles -3- December 9, 2024

We recommend adding another stop bar before the crosswalk, as well as signage (such as “watch
for pedestrians”) to alert drivers to the presence of pedestrians. In addition, we recommend that
the applicant consider alternate sidewalks designs that would create more space for pedestrians
and increase visibility as they cross the drive aisle. As an example, below is an aerial image of a
building with a drive-through in West Norriton Township. Circled in red, the sidewalk bulbs out
further from the building’s edge to increase visibility of pedestrians. We suggest that the applicant
consider how to create more space for pedestrians to improve safety on the site.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our
suggested revisions will better achieve Upper Dublin’s planning objectives for commercial uses with
drive-through facilities in the GFW-Greater Fort Washington District.

Please note that the review comments and recommendations contained in this report are advisory to
the municipality and final disposition for the approval of any proposal will be made by the municipality.

Should the governing body approve a final plat of this proposal, the applicant must present the plan to
our office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy
bearing the municipal seal and signature of approval must be supplied for our files.
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Ms. Giles -4 - December 9, 2024

Please print the assigned MCPC number (24-0254-001) on any plans submitted for final recording.
Sincerely,

U

Claire Warner, Senior Community Planner
claire.warner@montgomerycountypa.gov — 610-278-3755

c: Wawa, Inc., Applicant
Tyler T. Prime, Esq., Applicant’s Representative
Kurt Ferguson, Township Manager
Michael J. Cover, Chair, Upper Dublin Planning Commission
Tom Fountain, P.E., Upper Dublin Township Engineer

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan
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Ms. Giles - Attachment A - December 9, 2024

ATTACHMENTS A & B

i ty
Wawa Proposed Fly Thru Sk
MCPC#240254001 . -
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December 9, 2024

Ms. Giles
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Agenda Item No: 5

Planning Commission Agenda Item Report

Meeting Date: December 17, 2024
Agenda Section: ACTION ITEMS

Subject:
Review of Request for Waiver of Land Development for a Shed Installation

at 1300 Jennifer Drive, a/k/a Dublin Terrace, UD #24-15

Attachments:
Dublin Terrace Shed Submittal.pdf

Dublin Terrace Shed Plans.pdf

memo-dublin terrace-storage shed waiver-2024.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039406/Dublin_Terrace_Shed_Submittal.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3039407/Dublin_Terrace_Shed_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3040784/memo-dublin_terrace-storage_shed_waiver-2024.pdf

Peter J. Clelland

i nVeStm e ntS Vice President of Development

Bl Bateer Lijaiites Direct 215 938 7300, Ext. 124
Fax 215 938 8651

Cell 215 416 2110

Email pclelland@betinvestments.com

November 12, 2024

Ms. Alison Giles, Zoning Officer
Upper Dublin Township

370 Commerce Drive

Fort Washington, PA 19034

RE: Dublin Terrace — proposed storage shed — 1300 Jennifer Drive
Dear Alison:

Attached please find five (5) copies of a marked-up site plan and shed details for a proposed
storage shed at the subject property. It is our understanding that the Township requires a
request for a waiver of Land Development to allow the placement of this shed that otherwise
complies with the provisions of the zoning ordinance Chapter 255, Article IV, Section 255-29 (A-
F inclusive) for accessory buildings.

The property is zoned MD, a residential zoning district. The proposed shed is to be located in
the rear yard as illustrated on the included site plan exhibit. The height is to be 11'-2”, less than
the 22’ permitted. The size is 240 sf, less than the 600 sf permitted. The shed is to be placed
more than 65’ from the closest principal building, greater than the 10’ separation required. The
shed is to be placed more than 30’ from the nearest property line, greater than the 10’
separation required. There are no easements in the area of the proposed shed. The shed is to
be placed over existing impervious coverage area (no new impervious) and represents 0.03
percent toward the site building coverage, less than the permissible 50% of the allowable
building coverage (allowable building coverage is 15%, thus 50% of 15 = 7.5%, shed is 0.03%).
Additionally, the existing building coverage on site as shown on the site plan is 14.4%, the
additional coverage would take it to 14.43%, also below the allowable limit of 15%.

Mﬁ‘

Peter J. Clelland

Sincerely,

Vice President, Director of Development

BET Investments, Inc. A Bruce E. Toll Company
200 Dryden Road, Suite 2000, Dresher PA 19025
Main 215 938 7300, www.betinvestments.com
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UPPER DUBLIN TOWNSHIP
ENGINEERING DEPT.

Memo

To:  Planning Commission
From: Tom Fountain, P.E.
CC: Alison Giles

Date: December 12, 2024

Re:  Dublin Terrace — Storage Shed Waiver
UD #24-15

Planning Commission,

Township Staff has reviewed a request for waiving land development approval for the
addition of a storage shed at 1300 Jennifer Drive, in the Dublin Terrace development.
The owner seeks a storage shed to store materials and items related to landscaping
and site maintenance operations. The Planning Commission should be aware of the
following concerns:

There will be no increase in employees or use of the site.

No utilities will be extended to the new shed.

The shed will comply with zoning criteria related to setbacks and bulk criteria.
If required, the owner will install buffer plants/shrubs around the shed.

pwnhE

Staff opinion is that the storage shed, if used as described, will have minimal impacts
on the current use of the land, on adjacent road traffic, and will not adversely affect the
surrounding area. We have no objection to a waiver of land development.

Motion to approve the request of BET Investments, Dublin Terrace Community for
waiver of land development approval, pursuant to their request dated November 12,
2024. Owner agrees to comply with all other applicable Township, County,
Commonwealth, and Federal rules, regulations, codes, ordinances, and statutes,
including applicable Township Zoning regulations.

M:\documents\dublin terrace\2024 shed waiver recomm.doc
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Planning Commission Agenda Item Report

Meeting Date: December 17, 2024
Agenda Section: NEXT MEETING

Subject:
Tuesday, January 21, 2025
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