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Fiscal Strategy:  
Diversification of  Municipal Tax Base 

Å ¦ǇǇŜǊ 5ǳōƭƛƴ ¢ƻǿƴǎƘƛǇΩǎ ǊŜǎƛŘŜƴǘǎ ǘȅǇƛŎŀƭƭȅ ŜƴƧƻȅ ŀ ƘƛƎƘ ǎǘŀƴŘŀǊŘ ƻŦ ƭƛǾƛƴƎ 
in attractive, well-maintained neighborhoods and benefit from a highly-
rated public school system and municipal government.   

  

Å To maintain this quality of life, Upper Dublin, like many municipalities, 
seeks to diversify its tax base, as a  primary  fiscal strategy.    

 

Å Tax base diversification is achieved through the attainment of a healthy 
mix of residences and businesses that pay taxes to fund the public schools 
and township/county government. 

 

 

 



CƻǊǘ ²ŀǎƘƛƴƎǘƻƴ hŦŦƛŎŜ tŀǊƪΩǎ  
Local Financial Impact 

¢ƘŜ CƻǊǘ ²ŀǎƘƛƴƎǘƻƴ hŦŦƛŎŜ tŀǊƪ ǎŜǊǾŜǎ ŀǎ ¦ǇǇŜǊ 5ǳōƭƛƴ ¢ƻǿƴǎƘƛǇΩǎ ŎŜƴǘŜǊ ƻŦ 
commerce, and is a vital economic engine that benefits the school district, 
township and region. 
  

Revenue Source  (2017)
 Upper Dublin    

Township 

 Upper Dublin 

School District 

Real Estate Tax 1,480,505$     8,528,596$         

Earned Income Tax 2,894,358       794,172               

Local Services Tax 680,879           -                        

Total 5,055,822       9,502,768           

Total Revenue 31,951,908     78,994,996         

% attributable to Fort 

Washington Office Park
15.8% 12.0%



Revitalization Strategy     
for Fort Washington Office Park  

Å Fiscally the office park has been an underperforming 
asset for Upper Dublin Township and its stakeholders 
(taxpayers, office park businesses, employees and 
property owners).  
 

Å Looking back: an aggressive economic revitalization 
agenda was adopted, including flood control, public  
infrastructure improvements and attraction of private 
capital to modernize obsolete commercial properties. 
 

Å Historically, the economic impact of flooding in Fort 
Washington: estimated at $3,710,000 total average 
annual damage (2010 URS report: Economic Evaluation 
for Proposed Flood Retarding System) 

- ά¢ƘŜ ƛƳǇŀŎǘǎ ƻƴ ōǳǎƛƴŜǎǎŜǎ Φ Φ Φ ƛƴŎƭǳŘŜ ƭƻǿŜǊ ǊŜƴǘ 
for property owners, business disruption and 
ǊŜƭƻŎŀǘƛƻƴΣ ŀƴŘ ǊŜŘǳŎŜŘ ǘŀȄ ǘƻ ǘƘŜ ǘƻǿƴǎƘƛǇΦέ 
 

Å Reinvestment in infrastructure and assets was essential 
to re-establish its competitive position in the region.  
 

Å Bottom line: major actions were taken, and continue to 
be required to increase the safety, economic productivity 
and financial contributions of the Office Park. 



Objectives of the Office Park Modernization Program 

Å Upgrade the office park to be more competitive in the regional real estate 
market 

Å Improve the physical and economic conditions, including 
transportation/infrastructure construction and programming  

Å Provide additional amenities to residents and office park users  

Å Attract new investments ς new businesses and real estate development 

Å Increase property values and the overall tax base  



Ongoing Office Park Revitalization -  Program Management 

Å Improvement projects to date: 
Å Construction of two flood retarding structures (dry dams) upstream from Office Park ς     

completed in 2013 
Å Bridge and culvert replacements ς completed in 2017 
Å Cross County Trail ς connecting Office Park to SEPTA train station ς Phase 1 (of 4) completed  

Å Transportation Demand Management (TDM) Plan to mitigate traffic congestion 
Å Proactive municipal management - Upper Dublin Municipal Authority formed in Sept. 2016; preceded 

by the Steering Committee on Redevelopment & Economic Investment for Fort Washington Office Park.  
Å Major grant funding received from Montgomery County and Commonwealth for infrastructure 

reinvestment  
Å Restoring confidence in business community and stimulating private sector investment.  



Fort Washington Office Park Improvements 
Grant Funding and Cost Sharing 

Å !ǎǎŜǎǎƳŜƴǘǎ ƛƴ ǘƘŜ aǳƴƛŎƛǇŀƭ !ǳǘƘƻǊƛǘȅΩǎ ǎŜǊǾƛŎŜ ŀǊŜŀ ǿŜǊŜ ƛƴƛǘƛŀǘŜŘ ƛƴ нлмуΦ 
Å The 2019 annual assessment total = $555,000.  
Å This assessment amount pays the debt service for a $6 million bond 
Å The bond amount represents approximately 13.7% of the total improvement 

project costs over the next four years: funds expended and to be spent. 



Economic Recovery ς Rebounding Conditions 

Å 7% office vacancy rate in the Fort Washington office submarket (JLL Research 
2018): lowest in 12+ years. Rent levels have been increasing due to reinvestment 
in properties, and record leasing activity (JLL Research 2016).  
 

Å As vacancies decrease, rental rates are generally rising, according to improving 
market conditions.  Consequently, commercial property sales prices also are 
increasing. 

  



Economic Recovery ς More Positive Results 

ÅReinvestment in formerly distressed office properties: 
ÅtǊƛǾŀǘŜ ǎŜŎǘƻǊΩǎ ǾƻǘŜ ƻŦ ŎƻƴŦƛŘŜƴŎŜ ƛƴ ǇǳōƭƛŎ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ƛƳǇǊƻǾŜƳŜƴǘǎ 
ÅRepositioned properties - now fully leased, generating higher rental 

incomes and increased tax revenues: 
ÅSomerset Properties: 1100 Virginia Dr.  
ÅLƴǘŜǊŎƻƴǘƛƴŜƴǘŀƭ 5ŜǾŜƭƻǇƳŜƴǘΩǎ ŦƛǾŜ ƻŦŦƛŎŜ ǇǊƻǇŜǊǘƛŜǎ 
ÅApex Ft. Washington  

 

ÅCorporate headquarters ς high paying jobs:  
ÅTrumark Financial Credit Union, NutriSystem, Softerware, 
     Toll Brothers (coming soon).  
 

ÅOwner occupants of commercial real estate ς dollars are recycled in local 
economy and stay in community:  
ÅTrumark Financial Credit Union, Rush Gear, Kulicke & Soffa, B&I Auto 

Parts etc.  
 

ÅJob growth: approx. 12,000 employees currently, up from 9,000 in 2005.  



 
New Construction ς  

The Greatest Impact on New Tax Revenues 

 

Å Lifetime Fitness ς the most recent example in Fort Washington Office 
Park 

Å New tax revenues: $613,800/year total ($481,000 to UD School 
District; $83,400 to UD Township; $49,400 to Montgomery County) 

Å Amenity and benefit to residents ς prime example of new mixed-use 
ƛƴ ŀ άƭƛǾŜ-work-Ǉƭŀȅέ ŜƴǾƛǊƻƴƳŜƴǘΦ 



Office Park Revitalization -  
A Work in Progress  

Å However, these increases in commercial property value do not translate 
ƛƳƳŜŘƛŀǘŜƭȅ ƛƴǘƻ ƘƛƎƘŜǊ ǘŀȄ ǊŜǾŜƴǳŜǎΣ ŀǎ ǇǊƻǇŜǊǘƛŜǎΩ ŀǎǎŜǎǎŜŘ ǾŀƭǳŜǎ ŀŎǘ ŀǎ ŀ 
lagging indicator. 

Å This lag in property valuation is due to structural inefficiencies in the 
assessment of commercial properties.   



Fort Washington Office Park  
Fiscal Impact ς Historic and Current 

Urban Partners Analysis (April 2019) 

 

 

 
Å Net fiscal impact reflects actual revenues and expenses for Township 

and School District 

Å Changes in net fiscal impact over time reflect the lag between office 
ǇǊƻǇŜǊǘƛŜǎΩ ƛƳǇǊƻǾƛƴƎ ǾŀŎŀƴŎȅ ǊŀǘŜǎκŜƳǇƭƻȅƳŜƴǘ ƭŜǾŜƭǎ ŀƴŘ ǘƘŜ 
aggregate property assessed values 



Office Park Rezoning: Future Projections  
Assessed Values/UDSD Student Enrollment 

Urban Partners Analysis (April 2019) 

 
 
 
 
 
 
 
 
Assumptions for 2030 tax assessment estimates:   
Å 3 alternative buildout scenarios with new 1,200 multifamily apartment units + 2 varying 
ŀƳƻǳƴǘǎκǘȅǇŜǎ ƻŦ ǘƻǿƴƘƻƳŜǎ όŎƻƴǾŜƴǘƛƻƴŀƭ ǾǎΦ ΨǎǘŀŎƪŜŘΩύ 

Å Continued renovations of existing office buildings; with some new office construction 
Å Continued employment growth: from 12,000 current, increasing to 14,000 
Å Resulting aggregate tax assessed values ς an increase from current level, ranging from: 

- Alternative 1: $144.1 Mil. growth; 55% increase 
- Alternative 3: $156.4 Mil. growth; 60% increase 

Å School age children/public school enrollment projections ς based on Montgomery County 
Planning Commission enrollment studies 

- Validated by actual results ς e.g.: school-age children residing in new multifamily 
projects; in comparable, high-ranking school district (Great Valley) 

 



Office Park Rezoning: Future Projections  
Fiscal Impact 

Revenue vs. Expense analysis: considers operating expenses for Township and School 
District (student enrollment increases)   
Å Current net fiscal impact of Fort Washington Office Park 

Å Upper Dublin School District: $9,770,000/yr. 
Å Upper Dublin Township: $1,890,000/yr. 

Å Projected future fiscal impact:  
Å Upper Dublin School District: increase in net new revenues ranging from 

$4,330,000/yr.  (44% increase) to $4,430,000/yr. (45% increase) 
Å Upper Dublin Township: increase in net new revenues ranging from 

$770,000 (40.7% increase) to $810,000 /yr. (42.8% increase) 

Urban Partners Analysis (April 2019) 



New Multifamily Development ς  
Limited Impact on Public Schools 

Two Montgomery County Planning Commission reports on recent 
student enrollment trends and the related impact of new housing 
development: Upper Dublin School District and countywide. 
   
Highlights:  
мΦ  ά¢ƘŜ {ŎƘƻƻƭ 5ƛǎǘǊƛŎǘ ƻŦ ¦ǇǇŜǊ 5ǳōƭƛƴ Ƙŀǎ ŜȄǇŜǊƛŜƴŎŜŘ ŀ ŘŜŎƭƛƴŜ ƻǾŜǊ 
ǘƘŜ ƭŀǎǘ ŦƻǳǊ ȅŜŀǊǎ όǘƘǊƻǳƎƘ {ŜǇǘΦ нлмтύ ƻŦ ǊƻǳƎƘƭȅ мул ǎǘǳŘŜƴǘǎΣ ƻǊ п҈έ 
 
2.  Recent history in UD Township: new single family homes generate an 
estimated 15x more school age children than multifamily homes; and 
new attached housing generate more than 3x the number of school age 
children than new multifamily units.    
 
3Φ άPerceptions suggest that denser, multifamily housing brings in too 
many people ς and too many schoolchildren ς for the tax income that 
municipalities receive in return. A closer look at this data shows the 
ƻǇǇƻǎƛǘŜΦέ   
 
ά¢Ƙƛǎ ƛǎ ƴƻǘ ǘƻ ǎŀȅ ǘƘŀǘ ƘƻǳǎŜƘƻƭŘǎ ǿƛǘƘ ǎŎƘƻƻƭ ŀƎŜŘ ŎƘƛƭŘǊŜƴ ŘƻƴΩǘ 
occupy apartments or townhomes, but the one thing that single-family 
detached homes offer more of ς space ς may be a big factor in home 
purchasing or renting decisions. Thus, single-family detached homes 
ōŜŎƻƳŜ ǘƘŜ ōƛƎƎŜǎǘ ōǳǊŘŜƴ ƻƴ ƭƻŎŀƭ ǎŎƘƻƻƭ ŘƛǎǘǊƛŎǘǎΦέ 

 



Proposed GFW Zoning District  
DǳƛŘƛƴƎ ά{ƳŀǊǘ DǊƻǿǘƘέ tǊƛƴŎƛǇƭŜǎ 

Thomas Comitta Assoc. ς ŎǊŜŀǘƛƴƎ ǘƘŜ Ψ[ƛǾŜ ς Work ς tƭŀȅΩ ƳƛȄŜŘ-use environment 


