
PUBLIC MEETING #3
Monday, November 19 , 2012

7 PM to 9PM



COMMITTEE MEETING #1 TUE MAY 22, 4:00 PM

PUBLIC MEETING #1 MON JUNE 4, 7:00 PM

COMMITTEE MEETING #2 WED JUNE 27, 4:00 PM

COMMITTEE  MEETING #3 WED SEPT 19, 4:00 PM

PUBLIC MEETING #2 MON SEP 17, 7:00 PM

COMMITTEE MEETING #4 WED OCT 17, 4:00 PM

PUBLIC MEETING #3 MON NOV 19, 7:00 PM

COMMITTEE MEETING #5 WED JAN 16, 4:00 PM

PUBLIC MEETING #4 MON FEB 25, 7:00 PM

M E E T I N G  S C H E D U L E



P R O J E C T  G O A L S



M E E T I N G  A G E N D A
7:00 – 7:10 Welcome, Sign-in & Introductions 
7:10 – 8:00 Presentation 

• Intersections / Bus Stops / Sound Barriers concepts review 
• Streetscape Improvements / Stormwater Drainage Concepts 
• Residential Redevelopment Concepts / Market Study 
• Temporary Park
• Park Concepts 
• Boys & Girls Club

8:00 – 8:10 Review Project Timeline 
8:10 – 8:20  West Maple Streetscape Update 

• MEETING ON DEC. 5th ,   5:00 – 6:00 PM
8:20 – 9:00  Discussion – Question & Answers
Upcoming Meetings:

Wed Jan 16th 4:00 PM – Committee meetings - West Ambler Revitalization 
Wed Dec 5th 5:00 PM – Public meeting - West Maple Streetscape 
Wed Dec 5th 8:00 PM – Present Park Concepts to the CAG
Mon Feb 25th 7:00 PM – Public meeting - West Ambler Revitalization



Major Themes of Feedback / Questions at Sept. 17 Public Meeting

1. Vehicular Circulation
• Stop signs
• School Bus Stops
• Pedestrian Sidewalks / Crosswalks
• One way Streets / Beech Alley
• Traffic Calming (Speed Tables) 
• Traffic Study
• Railroad Street Sound Barriers

P U B L I C  F E E D B A C K



N E I G H B O R H O O D  I M P R O V E M E N T S
Improvements proposed for the West Ambler neighborhood 
include:

• Pedestrians and Vehicular Circulation Improvements
• Sound barrier walls
• Streetscape Improvements
• Stormwater Drainage System 
• Residential Infill Development

* Infill housing concept provided 
by Steven  F. Ware, AICP, PP, 

TOWNSHAPES LLC



V E H I C U L A R  C I R C U L AT I O N

SCHOOL BUS STOPS – Near Term Improvement
INTERSECTIONS
ONE WAY STREET EXISTING 
ONE WAY STREET PROPOSED
IMPROVED ALLEYS 
NEW STREET



V E H I C U L A R  C I R C U L AT I O N

SCHOOL BUS STOPS – Near Term Improvement 

Railroad Ave & Mt Pleasant Ave 

West Maple St & Mt Pleasant Ave

West Maple St & Oak St

• Sidewalks

• Crosswalks

• Signage



V E H I C U L A R  C I R C U L AT I O N

Intersections 

Mt Pleasant & Railroad  



V E H I C U L A R  C I R C U L AT I O N

Intersections 

Mt Pleasant & W Maple St.

Request for stop sign for 

traffic traveling north on Mt 

Pleasant 



V E H I C U L A R  C I R C U L AT I O N

Intersections 

W Maple St. & Ambler Alley

No stop – Township will 

add stop signs



V E H I C U L A R  C I R C U L AT I O N

Intersections 

W Maple St. & Oak Street

Oak one way north no stop

Maple stop both ways

Add stop sign on Oak



V E H I C U L A R  C I R C U L AT I O N

Intersections 

Railroad Ave & Oak St 

Oak St One way with stop

Railroad east bound stop 

only – no change



V E H I C U L A R  C I R C U L AT I O N

Intersections 

W Maple St. & Chestnut  St 

3-way stop



V E H I C U L A R  C I R C U L AT I O N

1. Railroad Ave one-way west from Oak to Mt Pleasant

2. Extend and pave Beech Alley

3. Extend Tennis Ave / realign Chestnut St w new Tennis Ave at West Maple

ONE WAY STREET EXISTING 
ONE WAY STREET PROPOSED
IMPROVED ALLEYS 
NEW STREET

3.2.
1.



V E H I C U L A R  C I R C U L AT I O N

Recommendations from this study will be 
reviewed and verified by a traffic engineer prior 
to final design & implementation. 



Along Railroad Ave. 
• Precedents along Septa Regional Rail 
• Cost
• Palette for art / artful effects
• Unintended effects ( deflected noise, 

tunnel effect,  reflected noise, 
maintenance, etc.)

Reflected 
noise? 

S O U N D  B A R R I E R S



Various designs and materials possible. 
Will be finalized as Action Plan moves 
toward implementation.

S O U N D  B A R R I E R S



S T O R M W AT E R  D R A I N A G E  S Y S T E M

• New Inlets & Piping
• 3 New Outfall Areas
• Improvements will take place within the road paving and 

will have little to no impact on proposed Maple Street 
Streetscape Improvements.  



S T O R M W AT E R  D R A I N A G E  S Y S T E M



The goals for streetscape improvements for West 
Ambler neighborhood is to include:

• Stormwater Drainage System  (small rain events)
• New sidewalks with ADA ramps
• Repaving of streets (paving overlay)
• New shade trees where possible
• Pedestrian lighting 
• Signage 
• Sound barrier walls (on Railroad Ave.)

These improvements will be incremental over time. 

S T R E E T S C A P E  I M P R O V E M E N T S



LOCATION
ESTIMATED 

COST COMMENT
Railroad Ave ‐West of Mt. Pleasant 
Avenue $565,956.00

Includes $298,000 for sound 
barriers

Railroad Ave ‐ East of Mt. Pleasant 
Avenue $596,454.00

Includes $287,000 for sound 
barriers

Oak Street ‐ Railroad Ave to Maple 
Street $129,363.00
Oak Street ‐Maple to Park Site  $78,442.00
Maple Street ‐ Oak Street to Rose 
Valley Creek Area $220,276.00
Storm Sewer system $205,750.00 Entire Neighborhood

Subtotal  $1,796,241.00
Contingency (20%) $359,248.20

Total Estimated cost $2,155,489.20

Streetscape – Order of Magnitude Cost Estimates 
S T R E E T S C A P E  I M P R O V E M E N T S



M A R K E T  A N A LY S I S

HOUSING MARKET
– Primary housing market area:

• Tract 2032.05 (portions of Whitpain)
• Tract 2012.04 (portions of Lower Gwynedd)
• Tract 2013.01/Tract 2013.02 (Ambler Borough)
• Tract 2014.10/Tract 2014.11 (portions of Upper Dublin)

– Year Structure Built

– Number of Housing Units, 2000 and 2010

Built 2000
or later

Built 1980
to 1999

Built 1960
to 1979

Built 1940
to 1959

Built 1939
or earlier

Primary Market Area 3% 15% 25% 29% 29%
Montgomery County 8% 23% 26% 24% 19%

2000 2010 Change in 
Units

2000-2010

% Change in 
Units

2000-2010
Primary Market Area 6,458 6,767 309 4.8%
Montgomery County 297,434 325,735 28,301 9.5%



HOUSING MARKET
– Recent Home Sales, August 2010 – July 2012

– Recent Home Sale Prices, August 2010 – July 2012

All Sales SFR Condos
Tract 2032.05 40 40 ‐
Tract 2012.04 66 31 35
Tract 2013.01 34 34 ‐
Tract 2013.02 53 53 ‐
Tract 2014.10 58 49 9
Tract 2014.11 50 49 1
Primary Market Area Total 301 256 45

# of Sales Median Sales 
Price

Average 
$/SF

Tract 2032.05 40 $271,500 $168/SF
Tract 2012.04 66 $241,500 $152/SF
Tract 2013.01 34 $250,000 $145/SF
Tract 2013.02 53 $260,000 $143/SF
Tract 2014.10 58 $253,000 $156/SF
Tract 2014.11 50 $297,750 $180/SF
Primary Market Area Total/AVG 301 $245,000 $159/SF

M A R K E T  A N A LY S I S



HOUSING MARKET: FOR-SALE (EXISTING CONDOS)
– Notable Condo Communities

Georgetown of Philadelphia The Meadows at Lower Gwynedd

Butler Park Somerset House

Recent Condo Sales

One‐bedroom units:
• 825 SF of living space
• $122,000 or $148/SF 

Two‐bedroom units:
• 1,132 SF of living space
• $159,000 or $140/SF

Three‐bedroom units:
• 1,444 SF of living space
• $180,000 or $125/SF

M A R K E T  A N A LY S I S



M A R K E T  A N A LY S I S

HOUSING MARKET: FOR-SALE (NEW CONSTRUCTION)
– Station Square by WB Homes, Ambler Borough

Unit Type “A” (2,150 SF) Unit Type “B” (2,200 SF)
• $328,000 or $153/SF • $333,000 or $151/SF

Unit Type “C” (2,450 SF) Unit Type “D” (2,590 SF)
• $365,000 or $149/SF • $375,000 or $145/SF



M A R K E T  A N A LY S I S

HOUSING MARKET: FOR-SALE (NEW CONSTRUCTION)
– Philomeno & Salamone Builders

Newbury (U. Gwynedd)  Enclave (E. Norriton)

Parkview (Conshohocken)

New Townhomes for Sale

Newbury (3‐5 Bedroom)
• 2,700 – 3,850 SF
• Starts from $399,000

(or  $148/SF)

Enclave (2‐3 Bedroom)
• 1,525 – 2,140 SF
• Starts from $249,000

(or  $163/SF)

Parkview (2‐3 Bedroom)
• 1,150 – 1,970 SF
• $259,000 to $319,000

(or $162 ‐ $225/SF)



M A R K E T  A N A LY S I S

HOUSING MARKET: FOR-SALE (NEW ACTIVE ADULT 55+)
– Notable Active Adult Communities
Jefferson Crossing (E. Norriton)       Carriage House Manor (Horsham)

Sherwood Reserve (Conshohocken)               Heritage Creek (Warminster)

New Townhomes for Sale
Jefferson Crossing (Townhomes)

• 1,746 SF 
• $249,000 ‐ $269,000

(or  $143 ‐ $158/SF)

Carriage House Manor (Townhomes)
• 1,682 SF ‐ 2,073 SF 
• $250,000 – $269,700

(or  $121 ‐ $188/SF)

Sherwood Reserve (Townhomes)
• 1,760 SF – 3,402 SF 
• $269,900 – $501,750

(or $136 ‐ $217/SF)

Heritage Creek (SFR & Condos)
• 1,217  – 2,100 SF 
• $212,900 – $354,900

(or $169 ‐ $175/SF)



M A R K E T  A N A LY S I S

POTENTIAL FOR NEW FOR-SALE HOUSING
– The Station Square project was highly successful in regard to pricing 

and pace of absorption, as well as the fact that it was completed near 
the height of the recession.

– As the housing market continues to recover, pent up demand for new 
homes will likely rekindle developer interest in the Ambler Station 
area.

– Ease of commute and weekend trips into the city (via SEPTA Regional 
Rail), as well as main street retail/entertainment amenities along 
Butler Avenue are highly attractive features for new home buyers.

– Preliminary  comments:
• The types of for-sale housing that would work the best in W. Ambler in the 

next 3-5 years are townhomes and condominiums. 

• The size of these units may range from 1,100 SF to 1,800 SF and sale prices 
may start at $155 per SF and reach $190 per SF for smaller units.



HOUSING MARKET: RENTALS
The Woods Edgewood Mattison House

Longford Forest Garden Penn Weldy

M A R K E T  A N A LY S I S

1‐Bedroom (762 SF)                    2‐Bedroom (891 SF)  3‐Bedroom (1,040SF)
$924 or $1.24/SF                       $1,165 or $1.31/SF  $1,350 or $1.30/SF 



HOUSING MARKET: RENTALS
English Village Mattison House

M A R K E T  A N A LY S I S

1‐Bedroom (740 SF)                    2‐Bedroom (940 SF) 
$1.35 to $1.87/SF                       $1.37 to $2.06/SF



M A R K E T  A N A LY S I S

HOUSING MARKET: RENTALS (ACTIVE ADULT 55+)
– Notable Active Adult Apartments

Tedwyn (Bryn Mawr)                        Heathergate (Langhorne)

Center Square Towers (Doylestown) 

Active Adult Rentals
Tedwyn

• 1‐bedroom: $1,395 ‐ $1,435 
($1.55 to $1.59/SF)

• 2‐bedroom: $1,860 ‐ $1,900
($1.38 to $1.41/SF)

• 3‐bedroom: $2,350 ‐ $2,390
($1.41 to $1.57/SF)

Heathergate
• 1‐bedroom: $1,225 ‐ $1,491 

($1.67 to $3.09/SF)
• 2‐bedroom: $1,720

($1.62/SF)

Center Square Towers
• Studio: $743‐ $1,090 

($1.42 to $2.09/SF)
• 2‐bedroom: $889 ‐ $1,299

($1.39 to $1.74/SF)



M A R K E T  A N A LY S I S
POTENTIAL FOR NEW RENTAL HOUSING
Our initial research shows a strong market for higher quality apartments 
that feature high-end amenities such as: swimming pool, central air, 
fitness center, clubhouse, tennis/basketball courts, and parking. 
– The community amenities that are attractive to Ambler Station area 

home buyers (e.g. proximity to transit, retail services, and 
entertainment venues) are equally attractive to renters. 

– Given the relative strength of the rental housing market compared to 
that of homeownership, we estimate that current market demand can 
support new rental housing.

– Preliminary  comments:
• We estimate that newly built apartment complexes with one and two-

bedroom units (750 SF to 1,050 SF) can be rented at $1.55 to $1.90 per SF 
per month.

• For higher priced products, high-end amenities must be included (which 
may be difficult  to provide at this location). 



M A R K E T  A N A LY S I S

MARKET ANALYSIS CONCLUSIONS 

Owner occupied  units 
• In‐fill singles,  townhomes and condominiums  would work the best in West Ambler in 
the next 3‐5 years. 

• The size of these units may range from 1,100 SF to 1,800 SF and sale prices may start at 
$155 per SF and reach $190 per SF for smaller units.  ($209,000 and up)

Rental units 
• Apartments with one and two‐bedroom units (750 SF to 1,050 SF) can be rented at $1.55 
to $1.90 per SF per month. ($1,425 per month and up)

• For higher priced products, high‐end amenities must be included (which may be difficult  
to provide at this location). 

• Develop strategies with developers to minimize both purchase and rental 
costs 



M A R K E T  A N A LY S I S

Township owned lots and industrial properties present 
opportunities for new residential development. 

* Infill housing concept provided 
by Steven  F. Ware, AICP, PP, 

TOWNSHAPES LLC



Approximately 14+ units possible on township owned lands. 
± 200 units possible on industrial sites.  Potential market 
absorption (sale rate) to be determined. Many other factors 
will determine ultimate unit count. 

M A R K E T  A N A LY S I S
* Infill housing concept provided 

by Steven  F. Ware, AICP, PP, 
TOWNSHAPES LLC



Temporary park improvements for unstructured play 
would include:

• Perimeter Fencing 
• Minor re-grading
• Lawn seeding
• Benches
• Picnic Tables
• Trash Receptacles 
• Street trees 

T E M P O R A R Y  PA R K



It is POSSIBLE that the township park could open for passive  / non-
structured activities at the conclusion of the current phase of work. This 
could be as early as Fall 2013.  
This would be an park site with open field / grass areas and perimeter 
maintenance paths (along creeks).  Suitable for unstructured play, pick up 
football, frisbee, and like uses. 

This will be 
determined over 
the next several 
months. 

W I S S A H I C KO N  PA R K



W I S S A H I C KO N  PA R K  – O P T I O N  1



W I S S A H I C KO N  PA R K  – S E C T I O N



W I S S A H I C KO N  PA R K  – S E C T I O N

Provide now for planting of small stature trees  (20 feet to 30 feet mature 
height) by adding 2 feet additional fill in tree areas.  

Major tree areas parallel to Wissahickon Creek & Rose Valley Creek.

Provide trees along Ambler Alley if conditions permit.

Use same concept  for additional tree plantings as park plans are 
finalized in the future .



Creek Embankment Maintenance        4’ cover             2’ cover
Path 

EPA has agreed in concept to construct  areas of additional fill for 
tree plantings during its cover operation on the township park site 
which will take place between Dec 1 2012 and June 2013. 

EPA will also supply and plant trees and shrubs as their funding 
allows. 

W I S S A H I C KO N  PA R K  – S E C T I O N



WISSAHICKON PARK – OPTION 1

Township Park 
Cost Estimate
Under 
development:
± $2.5 million 



WISSAHICKON PARK – BOYS & GIRLS CLUB





















TASK TIMELINES 2010 2011 2012 2013 2014 2015 2016

1 EPA RESPONSE

2 EPA REMEDIATION

2.1 REMEDIAL INVESTIGATION AND FEASIBILITY 
STUDY

2.2 REMEDY SELECTION/RECORD OF DECISION 
(ROD)

2.3 POSSIBLE REMEDIAL ACTION

3 EPA FIVE YEAR SITE REVIEWS

5 ACTION & REVITALIZATION PLAN

6 PHASE 1 STREETSCAPE IMPROVEMENTS

7 REVITALIZATION PLAN IMPLEMENTATION

8 WISSAHICKON PARK SITE CONCEPT PLAN

9 PERMANENT WISSAHICKON PARK SITE
IMPROVEMENTS

10 ROSE CREEK VALLEY STUDY

11 FLOODING MITIGATION

?



Additional survey Mt. Pleasant to RR Ave.  
Additional survey 

Oak to RR Ave.  

WEST MAPLE STREET IMPROVEMENTS



• Planned Improvements
– Mt. Pleasant to Oak
– Sidewalk along Mt Pleasant to bus stop
– Sidewalk along Oak from Maple to Beech 
– Bid - February 2013
– Construction spring / summer 2013

1. Sidewalks 
2. Curbs
3. Crosswalks
4. Signage

Public Meeting 
December 5, 2012  

5:00 - 6:00 PM
Township Building 

or Legion Post 

WEST MAPLE STREET IMPROVEMENTS



CAG PRESENTATION DEC 5 – 8PM

Upper Dublin Township

COMMITTEE MEETING #5 WED JAN 16, 4:00 PM

PUBLIC MEETING #4 MON FEB 25, 7:00 PM

N E X T  M E E T I N G S



D I S C U S S I O N

Questions & 
Comments


