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Situate: Dreshertown (S)/Welsh Road (W) 

Upper Dublin Township 

Dear Mr. Barton: 

We have reviewed the above-referenced preliminary land development plan and conditional use 

application in accordance with Section 502 of Act 247, "The Pennsylvania Municipalities Planning Code," as 

you requested on February 24, 2017. We forward this letter as a report of our review. 

BACKGROUND 

The applicant, BT Dreshertown, LP has proposed a conditional use and preliminary land development plan 

for the Promenade at Upper Dublin. This project, located on a 25 acre parcel at the intersection of 

Dreshertown and Welsh Roads, is proposed as a conditional use under the newly adopted Mixed Use 

Development requirements of the OC Office Center District. The amendment to the Code of Upper Dublin 

Township, Chapter 255, Zoning, Article IX OC Office Center District was adopted by the Township on 

December 6, 2016. The land development plan consists of 402 apartment units, 136,498 square feet of 

retail and restaurant, and 3.97 acres of open space. 1,370 parking spaces in surface lots and structured 

parking garages are proposed with no parking held in reserve. The applicant has also proposed a number of 

development options as bonus provisions to increase the permitted density from 15 du/acre to 15.8 

du/acre which include structured parking, additional neighborhood open space, electric vehicle charging, 

bike racks, and a bike share program. The main entry for this development is proposed along Dreshertown 

Road, with additional access off of Dryden Road and limited access off Welsh Road. The development is 
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proposed to connect to an as-yet unbuilt adjacent age-restricted residential development to the south via 

"Road B". 

COUNTY COMPREHENSIVE PLAN 

The County comprehensive plan, Montco2040: A Shared Vision, supports the creation of new mixed use 

centers as a "Connected Communities" and "Vibrant Economy" goal for the ability of mixed use 

development to create walkable, transit-friendly, and entertainment- and retail-supportive places that will 

attract young workers and other key demographic groups. The comprehensive plan recommends new 

development within and adjacent to business parks to create a more diverse working environment with a 

mix of uses like restaurants, retail, health clubs, etc. Mixed Used Centers as defined in the plan's Future 

Land Use generate a lot of overall activity and should establish a sense of place, ideally with a clearly 

defined public gathering place and internal road systems that make it easy to walk to public transportation 

and other parts of the center. While the proposed plan contains a number of these key elements, the 

overall integration of pedestrian and bicycle access with the open space feature and retail/residential space 

could be better connected on the site plan. We feel an improvement in the relationship between vehicular 

circulation and pedestrian access to the many points of interest throughout the site will create a more 

cohesive and attractive development. 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the applicant's proposal and in 

the course of our review we have identified a number of key issues that we believe should be resolved prior 

to final plan approval. Specifically, we have concerns about the pedestrian and bicycle accessibility and 

vehicular movement within the site which, in the current configuration, detracts from the ability of the 

development to operate as a successful mixed use center. Our comments are as follows, along with 

conceptual modifications to the existing site plans that we feel better address pedestrian and vehicular 

mobility and safety: 

REVIEW COMMENTS 

SITE LAYOUT 

A. Pedestrian and Bicycle Access 

1. There are a number of pedestrian circulation patterns to consider throughout the site as it will 

impact the residents who live in the apartments, residents who live in the adjacent age-

restricted housing development, and visitors to the site. Specifically, we have concerns about 

how pedestrians will access the park, particularly from the primary residential and retail 

locations. In all scenarios, pedestrians will have to cross over multiple intersections and a drive-

thru lane to access the park. The park is located in a corner of the property away from the 

majority of residences and is not well integrated into the functionality of the site (Appendix A). 

We feel these barriers may prevent residents from using the park or enjoying it to its full 

capacity. 
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2. No sidewalks are proposed along the landscape islands where Road B connects to the mixed-use 

development in the parking area across from the park. Residents from the adjacent age-

restricted housing development will be required to walk through the park and across the busy 

main intersection to access the shopping center rather than being able to walk directly to the 

retail area along the eastern side of the roadway. Similarly, apartment residents will be 

required to cross at the same main intersection to access the park area. We recommend 

sidewalks be provided along both sides of Road B to provide a continual sidewalk network 

throughout the site and reduce unnecessary pedestrian crossings at major intersections (Figure 

A, Appendix B). The applicant may also wish to consider including a mid-block crossing with 

flashing pedestrian signals at a location south of the drive-thru lane and creating an extension of 

the park trail network to connect to this crossing (Figure B, Appendix B). 

3. It would be helpful for the applicant to provide an internal roadway network that shows where 

painted crosswalks are proposed, along with pedestrian crossing signals and ADA ramps. At this 

time it is unclear what the proposed pedestrian navigation plan is. There are a number of 

locations where pavement markings and directional signs should be added to provide additional 

visibility to pedestrians and traffic control measures. In particular, we feel painted crosswalks 

and a 4-way stop should be provided at the main intersection where Road B intersects the 

boulevard. This will be a primary crossing spot for residents and site visitors to access the park 

and the two standalone restaurant pads. Crosswalks should also be incorporated in front of the 

main retail spaces facing Dreshertown Road and the parking lot to alert through traffic to 

pedestrian movements. Crosswalks may also be warranted mid-way through the boulevard and 

connecting the boulevard to the sidewalk network along Dryden Road. 

a. The boulevard is 54' wide, which is a long distance for pedestrians to cross. We 

encourage the applicant to provide additional pedestrian features to better facilitate 

foot traffic along the length of the boulevard and reduce the distance required for 

pedestrian crossings. This could include creating larger bump-outs and/or creating a 

pedestrian refuge island, either as a stand-alone feature or integrated into an extended 

landscape median. 

4. No bike lanes are shown on the site plans. The applicant proposes bicycle parking and a bike 

share program, but does not provide bicycle navigation throughout the site. We recommend 

the applicant provide dedicated bike lanes for use of residents to access the park site and the 

external trail system. 

B. Vehicular Circulation 

1. Drive-Thru Restaurant 

a. A drive-thru in a mixed-use development prioritizes car movements over pedestrian 

movements, especially due to the location of the drive-thru at the entrance of the site 

and proximity to the park. Should a drive-thru pad site remain in the development, we 

would prefer to see it in an alternate location, either integrated into the other retail 

developments, or at a different location within the site to reduce traffic conflicts 

(Appendix C). Should the applicant and the Township wish to retain a drive-thru in this 
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location, we have provided additional comments and alternative site drawings to 

address the traffic circulation patterns created by the drive-thru, below. 

b. It is not clear in the site drawings what the maximum capacity is in the stacking lane for 

the drive-thru, and whether or not it will be sufficient. 

2. Entrance Drive 

a. The driveway entrance was moved from the initial proposed location to the current 

location in order to align with the development entrance on the other side of 

Dreshertown Road and create increased separation from the traffic light at Dreshertown 

and Welsh Roads. However, the realignment resulted in a curved entrance drive that 

turns into the main boulevard and creates a problematic intersection where turning 

movements may create potential conflicts at this intersection due to multiple access 

points. The transportation impact study shows that 35% of all traffic will enter and exit 

at this location, underscoring a need to create a safe and functional traffic pattern at the 

driveway entrance. Turning movements out of the drive-thru area may conflict with 

incoming traffic turning right at the curve heading into the site, whereas outgoing traffic 

turning left at the curve may conflict with incoming traffic going straight into the parking 

lot. To accommodate a more continuous movement of traffic at this intersection, 

particularly if the drive-thru remains in this location, we propose a roundabout as an 

alternative (Appendix D). This conceptual rendering shows a gentler curve into the site, 

a closure of one of the exits for the drive-thru restaurant, an extension of the 

landscaped median, and two small triangles directing traffic flow on either side of the 

circle. This design reduces the number of parking spaces immediately around the 

restaurant; we suggest the space could be reimagined as an outdoor seating area for 

patrons. A roundabout would provide not only traffic calming at this intersection and a 

continual flow of traffic, but it would also create a focal point upon entry into the site 

that better aesthetically connects with the landscaped grand boulevard down the center 

of the development. 

C. Main Street - Boulevard 

1. The main boulevard with landscaped median appears to be a key feature of the site that creates 

a "main street" feel. However, the large loading zone and residential parking garage entries are 

dominant in the façade facing Main Street. These entries pose a hazard to pedestrians who 

need to stay alert for cars turning into and out of the garage and detract from the visual appeal 

of a continuous storefront and active streetscape. The location of the garage also channels the 

bulk of residential traffic through the heart of the "downtown". While we recognize the loading 

bay may need to remain where it is, we recommend flipping the main residential driveway 

garage entrance on the other side of the building to face Welsh Road to create a less interrupted 

retail and residential façade along the boulevard which will improve pedestrian safety and visual 

interest. Should the garage and the loading bay remain where they are, we recommend 

beautifying these entrances to provide additional architectural features that blend better with 

the existing storefronts. The loading bay in particular may not need to be open all the time, and 

so a decorative door could provide screening when the bay is not in use. 
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D. Public Transit 

1. It is our understanding that the applicant has reached out to Mark Cassel at SEPTA to discuss 

public transportation needs at the site. A bus shelter is proposed on Welsh Road close to the 

intersection with Dryden. The shelter is set far back from the edge of the road which may 

prevent the bus driver from seeing riders waiting and it does not appear the sidewalk will 

connect to the shelter. Additionally, it is our understanding that SEPTA prefers mid-block stops 

so that buses are not blocking right-turn lanes, as the bus would need to go where the stop is 

currently located. We recommend relocating the bus stop further back on Welsh Road to align 

with where the sidewalk connection is shown from the ADA parking spaces. 

2. It is unclear if the applicant has discussed the potential of having internal bus access within the 

site or if buses could even navigate through the site. Ridership to and from the development 

may warrant an internal stop. The applicant and Township should continue coordinating with 

SEPTA on locating any transit stops within the development. 

E. Future Trail Connection 

1. It is our understanding that the applicant has proposed 10' wide sidewalks along the exterior 

site frontages on Dreshertown and Welsh Roads for the potential future inclusion of this 

pathway as part of the Cross-County Trail (XCT). However, the regional standard for trail width 

is 12'. We, therefore, recommend the applicant increase this walkway from 10' to 12'. 

2. Should the pathway network on the applicant's property ever become part of the XCT, a 

provision between the applicant and the Township should be established for the future transfer 

of ownership and maintenance to the Township. 

F. West Building Orientation 

1. The West Building contains one retail pad site at the far end of the development, closest to 

Dryden Road. This retail site is segregated from the rest of the retail by the leasing office and 

the underpass to the neighborhood open space and is otherwise completely surrounded by both 

surface parking and covered parking. This corner retail could become a landmark destination to 

draw site visitors to the end of the boulevard and could benefit greatly from a reduction in 

surrounding surface parking to accommodate a signature outdoor seating patio. This amenity 

would better activate this corner property which otherwise may be neglected. 

2. All of the retail on the West building faces the internal boulevard, and the area facing the park is 

an open surface parking lot. We encourage the applicant to consider flipping the orientation of 

the West building so that the surface parking area is located closer to Dryden Road and the 

building massing is facing the park. Additional retail could potentially be located on the ground 

floor below the covered parking to activate the space across from the park, and apartments 

located above the retail would have an improved view of the park. This orientation would also 

bring future residents closer to the main park feature, rather than having residents cross a large 

parking lot to access open space (Appendix E). 
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SITE AMENITIES 

A. Outdoor Dining 

1. Outdoor seating does not appear to be offered in the development except at the standalone 

restaurant pad site. Outdoor seating is a hugely attractive feature, especially in walkable 

downtown areas with predominantly apartment style living that brings more life to the 

streetscape and encourages social interaction. The applicant is providing sidewalk widths 

between 8 and 10 feet along the boulevard, which may provide enough room for outdoor 

dining. Additional sidewalk width could be achieved by reducing the width of the central 

median to establish 10 to 12 foot wide sidewalks. 

B. Bike Share 

1. The applicant has provided for both bike parking and a bike share program. The applicant 

should provide additional details to the Township on how this program would operate, who 

would manage and maintain it, and who the program would be open to. 

CONDITIONAL USE 

A. Section 255-60 Use Regulations of the Upper Dublin Township Zoning Code permits a mixed use 

development in the OC Office Center District by conditional use. Section 255-191:196 outlines the 

requirements to meet conditional use. The applicant applied to the Township for conditional use on 

February 14, 2017. The applicant appears to meet most of the criteria for a mixed use development 

enumerated under Section 255-61.1. It does not appear the applicant has provided sidewalks along 

all public and private street frontages, as required in 255-61.1.E(3)(a), as noted above. We defer to 

the judgement of the Township Board of Commissioners to grant final approval of a conditional use. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the application, but we have significant concerns with 

the ability of the site to provide safe and efficient pedestrian access to the many people who will live, work, 

and visit this development. Internal vehicular circulation patterns should also be subject to additional 

review to minimize potential conflicts and to ensure safe traffic flows. 

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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Sincerely, 

Margaret Dobbs, Planner ll 

(610) 292-4917 mdobbs@montocpa.org  

c: BT Dreshertown, LP, Applicant 

Robert W. Gundlach, Jr., Esq., Applicant's Representative 

Paul A. Leonard, Township Manager 

Michael J. Cover, Chairman, Township Planning Commission 

Thomas Fountain, PE, Township Engineer 

Attachments: A. Site Record Plan — Promenade at Upper Dublin 

B. Sidewalk extension connecting to Road B 

C. Relocated drive-thru 

D. Alternate entrance concept 

E. West building re-orientation 
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A. Site Record Plan — Promenade at Upper Dublin 
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B. Sidewalk extension connecting to Road B 

C. Relocated drive-thru 
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E. West building re-orientation 
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