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June 14, 2019 

To: Board of Commissions of Upper Dublin Township 
801 Loch Alsh Avenue 
Fort Washington, PA 19034 

RE: Text Amendment to Upper Dublin Zoning Code Article XXVII - Open 
Space Preservation District 

I. Proposal 
Applicant proposes to make the following amendment to Upper Dublin Township Zoning 

Code (the "Code") §255-209. The new section would be inserted after §255-209(K) and would 
state: 

L. Parcels that directly adjoin an existing multi-family development 
in the MD — Multi-Family Zoning District: 

(A). Parcel must have at least 2.5 acres and be no more than 
5 acres in size. 

(B). Development must meet the existing MD Multi-
Dwelling District Zoning Code requirements. 

(C). Dwelling Units per Acre. The maximum number of 
lots and/or dwelling units shall be no more than eight (8) 
units per acre.1  

(D). Density. The maximum number of lots and/or dwelling 
units developed in an Open Space Preservation development 
shall be the density demonstrated on the yield map plus 
10%.2  

(E). Open Space. Each tract must contain a preservation 
area that meets the requirements of Code §255-210. For 
residential multi-family dwelling developments, the 

1  See §255-249(B)(1) — MD Zoning District - Dwelling units per acre — 8 units per acre max. 

2  See §255-209(A) — Open Space Preservation District — Density equals yield map plus 10%. 
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minimum net area requirement shall be fifty percent (50%) 
when the preservation area is a single tract containing an 
entire residential development. 3  

The Proposed Amendment Meets the Legislative Intent of the Open Space 
Preservation District 

The foregoing amendment proposal furthers the goals and objectives of the Open Space 
Preservation District. 

A. Permit residential development in an open space setting, located and designed 
to reduce the perceived intensity of development, preserve natural features and open land and 
provide privacy and neighborhood identity. 

By limiting the proposed amendment's application to larger tracts of land that directly 
adjoin an existing MD Multi Family Dwelling District, the perceived intensity of a proposed 
development is reduced. The adjoining property is already developed to allow for multi-family 
dwellings. Thus, the amendment avoids the encroachment of multi-family dwellings in areas that 
have traditional single-family dwellings. 

Likewise, the multi-family dwelling setting is ideal to preserve natural features, open land 
and provide adequate privacy for the existing neighborhood. The site plan for a proposed multi-
family dwelling neighborhood can be carefully crafted to maximize the outdoor open for the use 
of all owners of the development as well as the neighboring property owners that might not 
otherwise have access to public areas and walking trails if all of the surrounding land was owned 
as single family. 

B. Preserve open land, including those areas containing unique and sensitive 
natural features such as woodlands, steep slopes, streams, floodplain and wetlands, by setting 
them aside from development. 

As with any thoughtful development, the proposed amendment would allow for the 
developer to ear-mark areas of the property that can be preserved to develop the ideal buffer areas 
between the new multi-family dwelling and the existing neighborhood. 

C. Preserve scenic views and minimize perceived density, by minimizing views of 
new development from existing roads. 

Like all new developments, the multi-family dwellings can be staged on the subject 
property in such a way as to maximize existing views of the property and any landscape features 
that may be added. Likewise, a singular driveway leading into a multi-family dwelling 
development provides the perfect opportunity to shield the new dwellings from the existing 
thoroughfares in Upper Dublin Township. 

D. Provide greater design flexibility and efficiency in the siting of services and 
infrastructure by reducing the length and width of roads, utility runs and the amount of 

3  See §255-210(A)(1) — Open Space Preservation District — Minimum Net Area requirement 
equals fifty percent (50%) for a single tract containing the entire residential district. 



impervious cover required for residential development. 

A multi-family dwelling development provides much more flexibility and design 
opportunities than a traditional single family dwelling neighborhood with each unit having its own 
driveway and utility services. In a multi-family dwelling scenario, the impervious coverage and 
utility runs are drastically reduced with a single outlet servicing multiple dwellings. 

E. Create neighborhoods with direct visual and physical access to open land, with 
amenities in the form of neighborhood open space, and with a strong neighborhood identity. 

The multi-family development scenario is the ideal vehicle to allow for greater physical 
access to open land with the multi-family dwelling developments setting aside open space for 
general public use, such as walking trails or picnic areas. The foregoing public uses will forge 
strong neighborhood bonds that might not otherwise occur in a traditional single family dwelling 
development where each person owns their land and has the right to exclude others from its use 
through the implementation of fencing and the like. 

F. Reduce erosion and sedimentation by the retention of existing vegetation and 
the minimization of development on steep slopes. 

A multi-family dwelling development is the perfect development type to prevent erosion, 
retain existing vegetation and the development of steep slopes. As part of the multi-family 
development, a homeowner's association can be implemented to carry out the foregoing by 
maintaining the builder installed landscape features developed as part of the land development 
phase of an application. 

G. Create new woodlands through natural succession and reforestation where 
appropriate and to encourage the preservation and improvement of habitat for various forms of 
wildlife. 

A multi-family dwelling development with the provided large swaths of open space 
provide the ideal manner in which to protect trees and existing growth, while at the same time 
providing minimal disturbance to any existing wildlife habitats. 

Provide for the creation, retention and protection of open land areas within the 
Township. 

The proposed amendment furthers this goal since it requires that any new multi-family 
dwellings meet the existing open space requirements of Code §255-210. 

Provide for the preservation and maintenance of open land within the Township 
to achieve the above-mentioned goals and for active or passive recreational use by residents. 

As stated above, the proposed amendment requires that new multi-family dwelling 
developments meet the open space requirements of Code §255-210. Thus, open land would be 
required to be provided to allow for recreational use by not only the multi-family dwelling 
occupants but also the public in general. 

Implement the goals of the Township's 2005 Open Space Environmental 
Resource Protection Plan. 



The multi-family dwelling development furthers the goals of the 2005 Open Space 
Environmental Resource Protection Plan (the "Plan"). 

For example, one of the goals and objectives of the Plan is that the Township's "open space 
system will use trails and greenways to link parks, schools, neighborhoods and natural areas into 
a continuous network of open resources." See Plan, page 2-2. 

Here, under the proposed amendment, by limiting new multi-family developments to areas 
that are adjacent to existing multi-family zoning districts, an opportunity is developed to allow 
both multi-family dwelling to communities to provide walking trails that go through each of the 
developments thereby expanding the walking opportunities for residents and the public to traverse 
into other developments as a means of travel. 

A second goal of the Plan is for the Township to "provide for a network of trails, pathways, 
sidewalks and crosswalks" where high-volume streets and traffic patterns make "pedestrian access 
to parks and playgrounds difficult or dangerous." 

As stated above, the multi-family dwelling development is the perfect vehicle to allow for 
this type of access through the property by residents and the public in general. By channeling the 
pedestrian traffic through the multi-family dwelling developments that set aside open space for 
walkways and trails, pedestrians can enjoy leisurely walks through a wooded walkway — rather 
than walking right next to vehicular traffic and the attendant fumes and noise. 

* * * 

In summary, the proposed amendment complements the existing Open Space Preservation 
District and allows for the expansion of trails and walkways through the adjoining multi-family 
dwelling developments — amenities that can be enjoyed by the residents as well as the public. 

III. How the Proposed Amendment would apply to 200 Susquehanna Road 

For the Subject Property, the proposed amendment would permit a landowner to develop 
a townhome community with up to 16 units. The new community and the existing community 
would then both be able to share the open space so that residents of both communities have outdoor 
recreation areas. Likewise, this open space would also be available to the general public to 
traverse. 

* * * 

Respectfully submitted, 

DJB Properties, LLC 

By: Mark S. D 
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