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Spring House Corporate Center
Proposed Redevelopment

Review of Public Feedback




O W sor Goynodd Towmship Where are we in the process?

o BOS has made extensive effort to solicit feedback

and understand concerns, and has heard support PROCESS FOR AMENDING

THE LOWER GWYNEDD TOWNSHIP
ZONING ORDINANCE & MAP

L] .
a n d O O S It I O n BOS GRANTS AUTHORIZATION TO BEGIN THE
. REQUIRED AMENDMENT PROCESS INCLUDING
DRAFT OR REVISE ORDINANGE

FUTURE SCHEDULING OF A PUBLIC HEARING.

O Presentations at BOS meetings T ovconsos

DRAFT ORDINANGE IS CIRGULATED FOR REVIEW
(LGT PC & MCPG), AND AVAILABLE TO THE PUBLIC
o ADOPT OR ON LGT WEBSITE. LETTERS ARE SENT TO THE

AUTHORIZATION TO PREPARE
ORDINANCE & BEGIN PROCESS

DENY AFFECTED PROPERTY OWNERS NEAR THE AREA OF
THE MAP THAT COULD BE CHANGED.

o Individual emails, phone calls, & conversations

With SuperVisorS and Staff ° ° PLANNING COMMISSION MEETING

BOS PUBLIC HEARING
ORDINANCE IS PLACED CON THE PC AGENDA FOR
DISCUSSION. THE PC MAY PROPOSE REVISIONS

. . . .. . THE ORDINAgSCE IS DISCUSSED;QDCSONSIDERED TO THE ORDIgANC:E‘OR RECOMMOESND ADOPTION
PI C h d t t BY THE BOS. IF THERE ARE NO SUBSTANTIAL R DENIAL BY THE BOS.
© Planning Commission heard strong opposition, o S NG

DENY THE ORDINANCE AS PROPOSED. IF THERE RECOMMEND ADOPTION RECOMMEND DENIAL

ARE SUBSTANTIAL REVISIONS TO THE ORDINANCE,
THE PROCESS WILL START OVER.

voted to recommend denial of the ordinance or. Lowes omieoo Tonms L

BOS: LGT BOARD OF SUPERVISORS A DATE FOR THE PUBLIC HEARING IS DETERMINED
PC:  LGT PLANNING COMMISSION AND THE PUBLIC NOTICE IS ADVERTISED.

MCPC: MONTGOMERY COUNTY PLANNING COMMISSION

amendment.

o Open House/Community Conversations
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O e orer Grynodid Towmship Where are we in the process?

BOS options:

o Schedule a public hearing to consider

LAND DEVELOPMENT PROCESS WITH
Ordlnance amendment aS—|S ZONING CHANGE AND CONDITIONAL USE

O Stop the ordinance process, leave

CONDITIONAL

USEAPPLICATION DEVELOPMENT

office/research labs as only uses of the ZONINGORDINANCE e conprmioNaL 0217

use approval, when required by
AMENDMENT

the Montco Planning CONSTRUCTION
the Zoning Ordinance. USEHEARING Commis‘sion, Pe.nnDOT, e(c: for
REVIEWIAPPROVA'. Township staff/consultants Ata public meeting, the PC compliance with Township,

Construction will begin once all
the conditions of the approval

review the application to resolution are met. Applicant

State, and County ordinances.
decides whether or not to

- This may involve several " ;
Review of changes needed to LGT determine ifit meets the recommend BOS approval of the meetings aynd revisions at the will work to secure all outside
ordinances to permit the proposed standardsand criteriainthe  application. The BOS then holds PC. until the plans are agency permits. A pre-
use; reviewed and recommended  Ordinance for the proposed use. 5 puplic hearing(s) to consider g P construction meeting is held to
) . recommended to move forward.
by the Planning Commission (PC),
L]

review the project construction
3 ) . Consideration by the BOS
with ultimate adoption by the Board

» X and go over any remaining
of Supervisors (BOS). follows, which may resultin details. The grading permit s

et | then issued, and the project
efore approval. i
application. PP begins.

O Explore Ordinance reViSionS that Could Lower Gwynedd Township

testimony and evidence
regarding the proposed use and
ultimately render a decision

| ) more revisions to the plan
approving or denying the

be better than vacant office building.



(@ N Lower Gioynodd Township Situation Overview

O Any property owner can request a zoning change.

O Not obligated to fulfill and no precedent set.
w, L W/
1 7 6 321 & 323 qup?)@je Center

O Property for sale, one building mostly vacant,

office market is very soft. p— i M e

O Owner has presented a proposal for H |
consideration.

O Question: is this proposal preferable to
commercial property declining due to vacant

office building?



O Mbtsor Fogmeodid Toconihip Why consider this proposal?

0 Good location for redevelopment
O Existing commercial area.
O Planning best practice: encourage redevelopment of commercial sites
over new development of open space.
o Development along major roadways preferable to local roads
o Mix of housing types have helped support thriving communities in other
areas.

O Positive impact on tax revenue.



O Mo Gprodd Toomship Proposal Summary

O Zoning amendment under consideration — mixed
use with 10% workforce housing allocation
O Location: Rt. 309 & Norristown Road
O Proposed use:
O 350-unit apartment building with 1 and 2-
bedroom options

O Rent:

o $2,500 - $3,000 / month standard
o0 $2,151 - $2,583 / month WF housing

O 46,000 sf of retail/restaurant located near Norristown Road



®)) Lower Gurynedd Tonship Feedback: Traffic

S
ITS

O Increases in congestion, which is already seen as a problem.

o Traffic study should expand to include

info@TPDinc.com

Springhouse Mixed-Use Development New Trip Assignment
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IS 1S A COPY. THE ORIGINAL DRAWING IS ON FILE WITH TPD
ANY AND AL LABILITY IED 10 THE ORIGINAL UP TO AND
REVISIONS

O Difficulty turning onto Norristown Rd.
O More traffic and activity along

Norristown Road after normal business

S " B

ES?{%QE’;@ZO?S

Imagry 8 2008 Nearog, HERE

hours.

O Lack of dedicated emergency access.



) Lower Gnynedd Townshi Responses: Trattic

o Traffic information would be reviewed by

Township traffic engineer and PennDOT.

o Traffic studies are designed to ensure road

Ii
Berkadia Cl::rmrr*.ercigl?

o

Mortgage

capacity is available or can be added.

O If process continues, expand scope of traffic
study to the Spring House intersection.
O Revised plan submitted with additional

emergency access.



() Lower Ghognecd Fouonshp Feedback: Density

O Proposed density (15 units/acre) would be highest in LGT.
o Current max for zoning/existing developments is 8 units/acre.

o Would change the “feel” of the Township. o aned /

@

rthiWales sy
54 B S s f

O Fears that density could lead to increased:
O Stress on Wissahickon School District A
O Crime QV _
o Demand on firefighting services PR 8@ el

\ il

o Tax increases o SR




(0 Lower Goynodid Township Responses: Density

o Wissahickon Fire Company already has equipment & volunteers
FACTORS TO DETERMINE IF LGT

to manage fires at the scale/height proposed for the NEEDS MORE POLICE OFFICERS

development.
POPULATION

The number of sworn officers per 1,000
residents is one factor that helps determine if

Wissahickon Fire Company the department is properly staffed.

o Source: Al Comly, LGT Fire Marshal & President of the

O LGPD expects very little impact on the police - no need to hire

CALLS FOR SERVICE

additional officers.

The type and number of calls for service provide
a key indicator of the level of service LGPD is

O SOUFCe. Chlef PGUI Kenny, LGPD providing to the community.

o Wissahickon School District could handle the increase in
RESPONSE TIMES

The police track the length of time it takes to
stu de nts reach the locations of service calls. The goal is
) to have officers on scene in less than 5 minutes.

student population - they estimate 20 to 30 additional

O Source: Wissahickon School District Administration
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@\ Loor Fivynodd Fownship

o About 50% of total Twp tax revenue is Earned
Income Taxes; about 15% is real estate taxes.
o Vacant building reduces real estate & business
taxes owed.
O Property assessed value has decreased.
O More vacancy means fewer employees
and business taxes.
O The proposed development would generate
more net revenue to the School District and

Township than the current office buildings do.

Proposed
Dwelling
Type/
Use

Number
of Units/

Spaces

Annual
Township

Impact

Responses: Apartments & Taxes

Annual
School
District
Impact

Annual
Combined
Impact

per Unit/
1K SF / Space

Annual
Combined
Impact

1 BR Std. Apartment _ $32728 | $279239 | $311,967 $2,476

1 BR WF Apartment

$928

$23.904 $24,892 81,778

2 BR $td. Apartment _ $43.718 | $350.681 | $394,400 $2,087

2 BR WF Apartment

Structured Parking

Retail Commercial 46,000 $12,034 $78.456 $90,490 $1.967

550

$119.473 $126,805

Total Proposed 350/46,000/550| $96,788 | 3879,039 | so7ss8 | |

Existing Vacant Office

62,400

$5,022

$81,825 $86,846 $1,392
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@) Lower Goynedd Township Feedback: Zoning

O Proposed building height allowance (65 ft./5 stories) seen
as too high - would stand out among other LGT properties.
O Current height allowances:
o D-1 district (current site zoning): 60 ft./3 stories
O MEF-3 district: 30 ft./2 stories.
O Scaling the development down would make it seem less

overwhelming.

o Concern that approval would set a precedent for SHIP &

the Siemen's site.
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© ) Lower Givynodd Towmitii Responses: Zoning

Lower Gwynedd Township

Montgomery County, Pennsylvania

o MF-3 currently only applies to ACTS Gwynedd Estates.

O Draft updated Comprehensive Plan: multi-family
mixed use is only considered for Spring House
Corporate Center, Ambler Yards, Bethlehem Pike.

O Rezoning a property does not set a precedent.

O Former Siemen's property is deed-restricted against

residential use.




) Lover Gugnodd Fruonship Feedback: Housing

o What problem will this address? Need to redevelop property and housing.

o Confusion about low-income housing vs. workforce housing.

o WF housing should only be open to employees of businesses in LGT.

O Desire to downsize and remain in LGT — don’t want maintenance responsibilities.
o Need homes for younger adults beginning careers.

0 1 & 2-bedroom apartments in this price range aren’t ideal for many families with

school-aged children.
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) Lowvor Groymodd Tounship Feedback: Housing

O Business owners desire housing option for variety of salaries.

O Renters seen by some as problematic.

o Worry that apartment buildings can decrease nearby property values.

O Concern about space remaining as an empty office building.

o Preference for single-family homes or townhomes; seen as having a lower impact
on WSD. Typically, these have a greater impact.

O Interest in the Township buying the property, demolishing the buildings and turning

into open/green space — very expensive.
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(@) N osor Goymodd Township Feedback: Retail & Restaurant

O Retail/restaurant is too close to Norristown Road.
O Current zoning: 200 ft. setback from road
O Proposed: 50 ft. setback from road
O Extended to >100’ in revised BET proposal

O Removing trees/greenery & adding lighting would

change the appearance and feel of Norristown Road.

o Why focus retail at proposed site vs. strengthening
Bethlehem Pike corridor?

O Desire for restaurant at site.
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(©)) Lower Goynedd FTownship Next Steps

BOS options
O Schedule a public hearing to consider ordinance amendment as-is.
o Stop the ordinance process, leave office/labs as only uses of the property.
O Explore ordinance revisions that could be better than vacant office building.
o Keep residential? Apartments? Fewer units &/or shorter building?
o Keep retail/restaurant? Set back further from Norristown Rd?

o Other uses to consider adding?
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Discussion
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