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Introduction 

The Promenade at Upper Dublin is a mixed use development comprising 138,592 square feet of 

nonresidential retail uses and 402 dwelling units (the "Project"), located at the intersection of 

Welsh and Dreshertown Roads, known as Tax Map Parcel No. 54-00-05242-00-5 (the 

"Property"), proposed by BT Dreshertown, LP ("Applicant"). The Property currently consists of 

vacant land, as shown on the Existing Features Plan attached hereto as Exhibit "A". 

The area surrounding the Project consists of both commercial office buildings and residential 

uses. Directly adjacent to the Property are two office buildings with parking. Across Welsh 

Road from the Property is a mix of commercial uses. Two separate age-restricted residential 

developments are being/will be constructed; one behind the Property, and another (Regency at 

Upper Dublin) across Dreshertown Road from the Property. An Aerial Plan showing the aerial 

view of the Property and the surrounding area is attached hereto as Exhibit "B". 

The Property is located in the OC Office Center zoning district, along with the two office parks 

adjacent to the Property, as shown on the Zoning Map attached hereto as Exhibit "C". The OC 

District permits the following uses by right: (1) Office Buildings, (2) Personal 

service/convenience facilities, and (3) Accessory Uses. 

The Project consists of a mix of commercial retail and residential uses, including 138,592 sf of 

nonresidential retail space and 402 residential dwelling units. The Project also includes 

neighborhood open space for public use, as well as an amenity courtyard for use by the 

residential tenants. There will also be two parking structures and surface parking, for a total of 

1,370 parking spaces. The Project is shown in detail on the plans contained in the Conditional 

Use Plan Set, prepared by Gilmore and Associates, dated February 10, 2017, which is attached 

hereto as Exhibit "D". Renderings depicting what the Project is proposed to look like are 

attached hereto as Exhibit "E". 

Ordinance No. 16-1326, adopted by the Upper Dublin Township Board of Commissioners on 

December 6, 2016, amends the Township Zoning Code to allow a Mixed Use Development, like 

the Project, as a conditional use in the OC Office Center district. A copy of Ordinance No. 1E-

1326, which provides the requirements for conditional use approval, is attached hereto as 

Exhibit "F". 

The Applicant executed a Declaration of Covenants and Restrictions (the "Declaration"), 

relating to the development of the Project, and recorded it against the Property. A copy of the 

Declaration of is attached hereto as Exhibit "G". 

2 'Planning Report 



The Project complies with all of the requirements for conditional use approval for a Mixed Use 

Development in the OC District, as follows: 

OFFICE CENTER DISTRICT CONDITIONAL USE CRITERIA 

§ 255-61.1 Use and Development Requirements for Mixed Use Developments. 

A Mixed Use Development shall comply with the following requirements and criteria: 

A. The development shall consist of a harmonious selection of uses and groupings 
of buildings, service and parking areas, circulation and green areas, planned and 

designed as an integrated unit, in such a manner as to constitute a safe, efficient and 

convenient center and encourage the use of green building technologies and sustainable 
design features. 

The Promenade is an integrated development of residential and commercial uses, 
neighborhood open space and amenities, along with required parking and service 
areas. Retail and restaurant uses are mixed with apartments in two main buildings 
designed with a common architectural theme and using design elements that 
minimize the overall scale with visual building breaks and step backs of the building 
facades. The site plan is configured to mitigate the visual impact of parking typically 
found in suburban developments. Commercial parking has been distributed around 
the buildings to provide safe and efficient access, while residential parking is 
centralized in internal parking garages. The parking fields are therefore smaH 
compared to other suburban centers. The development will incorporate numerous 
green building technologies and sustainable building practices, including green roofs, 
rain gardens, structured parking, electric vehicle charging stations, bike racks and a 
bike share program. 

B. Permitted Uses. Any of the following uses may be permitted when included in a 

Mixed Use Development (see zoning amendment in the appendix for full list of 

permitted uses): 

(1) Retail and commercial establishments 

(2) Residential uses 

(3) Accessory uses 

The Promenade is composed of 138,592 s.f. retail, restaurant, and commercial space 
along with 402 apartments. 

C. Development Requirements. The general plan for a Mixed Use Development 

shall comply with the following requirements and criteria: 
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(1) Lot area. The minimum gross lot area shall be twenty (20) acres. 

The Project is located on 25.411 acres. 

(2) Road frontages. The site shall have frontage on and road access to at least 

two (2) public roads. 

The Project has frontage on, and road access to, Welsh Road and 
Dreshertown Road, both of which are public roads. In addition, the Project 
has frontage on Dryden Road which is private. The Applicant has rights to 
access and use this road. 

(3) Mix requirements. Every Mixed Use Development shall provide a mix of 

office, commercial and residential uses and no one use may utilize more than 

eighty percent (80%) of the overall gross building floor 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. Apartment leasing area and multi-family common space may 

be included as residential space in calculating the mix requirements. 

Based on the total square footage of the gross building floor areas, the 
Project contains 77.7% residential space and 22.3% of other non-residential 
uses. 

(4) Site Plan. A site plan shall be required and shall include a unified 

architectural theme, preliminary stormwater management design and 

conceptual landscaping. 

All buildings proposed on the site will have a unified architectural theme 
that includes building materials, colors, textures and distinctive 
architectural elements. The architectural theme is illustrated in the 
renderings attached as Exhibit "E" to this report. 

(5) Neighborhood Open Space. A minimum of ten percent (10%) of the net 

developable area of the lot shall be developed as Neighborhood Open Space. 

Neighborhood Open Space shall consist of parks, plazas, gardens, water 

features and other similarly improved common areas and amenities provided 

for the benefit of the residents, tenants and/or customers of the Mixed Use 

Development, and the general public. Trail and sidewalk connections also 

shall be provided to connect Neighborhood Open Spaces. A public access 

easement shall be granted in favor of the Township to provide public access 

to the trails and to certain portions of the Neighborhood Open Space within 

a Mixed Use Development that are appropriate for public access. 
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More than 10% of the net developable acreage of the lot is improved 
neighborhood open space in the proposed project, including a 2.5-acre 
neighborhood park located at the western end of the development (see 
conditional use plan set). The park includes landscaping, water features and 
seating areas and will provide areas for playgrounds, exercise and yoga, 
and other activities. This park will be open to the general public, as well as 
residents of the Promenade. The Project also includes substanial public 
trails, which will connect to the surrounding neighborhoods and provide 
pedestrian and bike access to the shops at the Promenade. Several of these 
trail connections are listed on the Township's and/or Montgomery County's 
open space and trail plan. The extent of the neighborhood open space is 
shown on sheet 2 of the Conditional Use Plan (Exhibit "D"). 

(6) Stormwater Facilities. Naturalized stormwater facilities may occupy up to 
twenty-five percent (25%) of the Neighborhood Open Space if such facilities 
are designed and landscaped using Best Management Practices (BMPs), as 
published from time to time by the Pennsylvania Department of 
Environmental Protection and incorporated into the landscaped area. There 
shall be no limit on the area of underground stormwater facilities. 

Much of the proposed stormwater system will be constructed underground 
to mitigate the visual impact of stormwater management facilities. 
However, there are several locations where landscaped rain gardens are 
proposed. These areas are located within the Neighborhood Open Space 
and in large islands within the parking field near the intersection of Welsh 
Road and Dreshertown Road. In these locations, the rain gardens will 
provide a more aesthetically pleasing stormwater facility, while managing 
runoff and providing groundwater recharge. 

(7) Buffers. There shall be a buffer area along the property line of a residential 
zoned district of at least fifty (50) feet, which buffer area shall include 
planting and landscaping. There shall be a buffer area of at least twenty-five 
(25) feet where parking is located along a street frontage, which buffer area 
may include a low wall, fencing and/or landscaping. 

A 50-foot landscape buffer is proposed along the southwestern boundary of 
the site, adjacent to the proposed active adult community. A 25-foot buffer 
is provided along the frontages of Welsh Road, Dreshertown Road and 
Dryden Road. Typical details for both of these buffers are shown on Sheet 
23 of the Conditional Use Plan (Exhibit "D"). 

(8) Permitted Density. A Mixed Use Development may contain up to fifteen (15) 
dwelling units per gross acre of the lot area. To encourage the use of green 
building technology and sustainable design features, increases in the base 
density are permitted in accordance with the following table. These increases 
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are cumulative and can be combined up to a maximum density of twenty 

(20) dwelling units per gross acre of the lot area. 

The plan proposes 402 dwelling units on 25.411 acres, which is a density of 
15.8 dwelling units per gross acre. The base density allowed under the OC 
District mixed-use option is 15.0 units per acre. Additional density is 
permitted by bonus provisions within the ordinance. In order to achieve the 
proposed 15.8 dwelling units per acre, the applicant will incorporate bonus 
features into the development, including: the use of structured parking; the 
construction of green roofs; and the provision of electric vehicle charging 
stations, bike racks, and a bike share program. As noted on sheet 2 of the 
Conditional Use Plan, the use of these bonus features provides an 
additional 5 dwelling units per acre maximum. However, the applicant has 
agreed to limit the density of the Project to 402 dwelling units. 

D. Area and Bulk Requirements. 

(1) Building coverage. The maximum building coverage shall not exceed forty 

percent (40%) of the net developable area of the lot. 

The Project has 22.7% building coverage. 

(2) Impervious coverage. The maximum impervious coverage shall not exceed 

seventy percent (70%) of the developable acreage of the lot. 

The Project has 70.0% of impervious coverage. 

(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. except that the 

maximum height for portions of a building comprised of ground floor retail, 
without residential above, shall be thirty-five (35) feet. 

The maximum height of the proposed mixed use buildings on the site is 65 
feet. However, any areas of the building where residential is not located 
above retail, the maximum height does not exceed 35 feet. The two 
freestanding buildings shall be less than 35 feet in height. 

(4) Building setbacks. No building may be located closer than: 

(a) Seventy (70) feet to any public highway or ultimate public right-

of-way, or to any toll or controlled public highway right-of-way. 

(b) Fifty (50) feet to any other property line or the center line of any 
existing private road. 
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The proposed building setback from Dreshertown Road is 70.84 feet. The 
proposed building setback from Welsh Road is 104.6 feet. The proposed 
building setback from Dryden Road is 127.42 feet. The proposed parking 
setback from Dresher town Road is 25.43 feet. The proposed parking 
setback from Welsh Road is 27.02 feet. The proposed parking setback from 
Dryden Road is 27 feet. The proposed parking setback from the adjacent 
active adult community is 50 feet. 

(5) Parking setbacks. No parking area may be located closer than twenty-five 

(25) feet to any public highway or ultimate public right-of-way, or to any toll 

or controlled public highway right-of-way, or any other property line. 

. The proposed parking setback from Dresher town Road is 25.43 feet. The 
proposed parking setback from Welsh Road is 27.02 feet. The proposed 
parking setback from Dryden Road is 27 feet. The proposed parking setback 
from the adjacent active adult community is 50 feet. 

(6) Parking requirements. 

(a) Nonresidential uses: 4 spaces per 1,000 square feet of gross 
building floor area. 

(b) Residential uses: 2.0 spaces per dwelling unit, provided that the 

applicant may place in reserve up to twenty-five percent (25%) of 

the required parking, subject to the approval of the Board of 

Commissioners. 

Based on the requirement of 4 spaces per 1000 square feet of building floor 
area and 2.0 spaces per dwelling unit, a total of 1,359 parking spaces are 
required. Including all surface and garage parking, a total of 1,370 parking 
spaces are provided. All spaces shall be built and no parking is proposed to 
be in reserve. 

E. Design Standards. The intent of these standards is to ensure development 

contributes to a high-quality, mixed-use environment without limiting design flexibility 

and innovation. The applicant shall submit plans, elevations, renderings, reports, 

documents and samples as necessary in the form of proposed design guidelines to 

demonstrate compliance with the following standards: 

(1) Building Design. 
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Bemardon Associates Architects has prepared a summary of the proposed 

building design and architectural elements used for the Project, which is 

attached to this report as Exhibit "H". 

(2) Signage. The applicant for a Mixed Use Development shall submit a sign plan 

meeting the requirements of § 255-152.2.H. 

Sign locations and conceptual sign design are located on Sheet 3 of the 

Conditional Use Plan (Exhibit "D"). 

(3) Landscape and Streetscape Standards. 

(a) Sidewalks or multi-use trails shall be provided along all street 

frontages. Sidewalks along public and private street frontages 
shall be a minimum of six (6) feet wide. Trails shall be a minimum 

of ten (10) feet wide. 

(b) A landscape plan prepared by a licensed landscape architect is 

required for all Mixed Use Developments. Landscaped areas 
include green areas, streetscapes, the interior and perimeter of 

surface parking areas, greenways, verges, stormwater basins, and 

natural areas. 

(c) Within 100 feet of a residential zoning district the landscape plan 
shall include plantings, decorative fencing or a wall to shield 

headlights and soften the view of cars from the street and from 

adjacent residential areas. 

A proposed conceptual landscape design and streetscape elements are 
located on Sheets 3 and 10 of the Conditional Use Plan (Exhibit "D"). 

(4) Standards for Neighborhood Open Space. 

(a) The minimum width of any land area to be counted as 
Neighborhood Open Space shall be fifteen (15) feet. 

(b) Neighborhood Open Space shall be landscaped and/or 

hardscaped with a mix of trees, shrubs, groundcover decorative 

paving or walls in accordance with the overall landscape plan 

prepared for the development by a registered landscape 

architect. 
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(c) Neighborhood Open Space shall be provided with benches, trash 

containers and/or lighting fixtures. 

The area designated as neighborhood open space and 
conceptual design elements are depicted on Sheet s 2 and 3of 
the Conditional Use Plan (Exhibit "D"). 

(5) Public Transit. Transit facilities and shelters shall be provided in mutually 

agreeable location(s) and in accordance with the design standards 

established by the Southeastern Pennsylvania Transit Authority (SEPTA). 

The Applicant has contacted SEPTA and will work with the agency to 

accommodate existing transit facilities. 

GENERAL CONDITIONAL USE CRITERIA 

§ 255-194 Standards and criteria for approval of use. 

The Board of Commissioners may grant approval of a listed conditional use under any district, 

provided that the following standards and criteria are complied with by the applicant for the 

conditional use. The burden of proving compliance with such standards and criteria shall be on 

the applicant. 

A. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval complies with the declaration of legislative 

intent that may appear at the beginning of the applicable district under which 

approval is sought. 

The Project provides a diversity of uses, which include residential and 
nonresidential uses. These uses will complement the existing adjacent office 
uses by providing access to housing, goods and services in a walkable 
environment. The Project is located in an appropriate area with access to 
existing infrastructure. Furthermore, the proposed improvements will not only 
mitigate the impacts of the development in the immediate area but provide 
far-reaching benefits for all township residents. 

B. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval complies with the conditions enumerated 

in that section of this chapter which gives the applicant the right to seek a 

conditional use. 
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As noted above, the Project complies with the requisite minimum acreage, road 

frontage, mix and all other requirements for conditional use approval of a 

Mixed Use Development in the OC District. 

C. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval shall preserve the environmental and 

physical assets of the neighborhood, including but not limited to parking, traffic 

movement, noise, landscaping, buffering and lighting. 

The Project will not have a negative impact on the parking or traffic of the 

surrounding neighborhood and the proposed traffic improvements will 

remediate several existing traffic problems. The proposed buildings have been 

carefully located away from the existing residential neighbors and closer to 

adjacent office uses, with landscaping and buffering that will mitigate any 

potential impacts from noise and lighting. In addition, lighting fixtures with 

cut-off shielding will prevent light leakage from the site in accordance with 

Township regulations. 

D. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval shall be properly serviced by all existing 

public service systems. 

The applicant has obtained "will serve" letters from the appropriate utilities. 

Copies of these letters are collectively attached hereto as Exhibit "I". 

E. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval shall make accommodation for peak traffic 

generated by the proposed use. 

The proposed traffic improvements will remedy a number of existing traffic 

problems. A summary of these improvements is in the Transportation Impact 

Study, prepared by McMahon and Associates, dated March 2016, last revised 

January 2017, a copy of which has been submitted to the Township. 

F. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval is designed in accordance with the 

Township Code with regard to internal traffic circulation, parking, buffering, 
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grading, stormwater management, erosion control and all other elements of 

proper land planning 

A description of internal circulation and parking is contained in the McMahon 

Transportation Impact Study. Conceptual buffering, grading, storm water 

management, erosion control and other elements of proper land planning are 

contained in the conditional use plan set. All of these design considerations are 

in accordance with the Township Code. 

G. The Board of Commissioners shall impose such reasonable conditions and 

safeguards as are advisable to ensure compliance with the purpose and intent of 

this chapter, which may include, without limitation, planting and buffers, special 

yards and spaces, construction of fences and walls, special parking and/or 

loading and drop-off provisions, together with control of vehicles' egress and 

ingress, harmonious design of buildings, protection of watercourses, the 

protection of environmental amenities and the elimination of noxious, offensive 

or hazardous elements. 

Noted. 

H. The applicant shall establish by credible evidence that the proposed use or other 

subject of consideration for approval will not adversely affect the health, safety 

and welfare of the neighborhood and community. 

The Project will not have any adverse effect on the health, safety and welfare 

of the neighborhood and community. The Project will: 

• Provide an economic benefit to both the Township and School District. 

• Provide an opportunity to live and work in close proximity to the site. 

• Implement critical portions of the Upper Dublin Trail Plan. 

• Diversify the housing stock of the Township. 

• Provide remediation for several existing traffic problems. 
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OFFERED CONDITIONS OF APPROVAL 

In addition to the above-listed requirements for obtaining Conditional Use approval, the 

Applicant is offering certain conditions to the grant of Conditional Use approval of the Project 

by the Board of Commissioners, which conditions are set forth in the Declaration attached 

hereto. If approval is granted, the Project will comply with these conditions. 

Submitted by: 

\.,  
John H. Kennedy, AICP 
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