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CHAPTER 1 
 BACKGROUND 
 
 
Land use plans are not created from a clean slate; instead, they reflect many existing conditions 
and expected future conditions.  This chapter describes these various conditions, including 
existing land use, demographic data, housing data, environmental features, community facilities, 
and transportation infrastructure. 
 
 
E
 

XISTING LAND USE 

Over the past several decades, Upper Merion Township has continued to grow, with much of this 
growth occurring in a relatively short period of time.  In 1952, approximately 64 percent of the 
Township was classified as vacant land.  By 1958, the amount of vacant land had decreased to 55 
percent of the total land area, then to 33 percent in 1965.  Today the amount of undeveloped land 
has been reduced to nearly four percent.  Map 1 shows the today’s existing land use.  Despite 
this minimal amount of vacant land, the Township continues to receive numerous development 
proposals each year, with most of the development coming through the intensification and 
redevelopment of previously developed properties, such as the King of Prussia Plaza Mall, King 
of Prussia Industrial Park, and Renaissance Corporate Park.  Figure 1 shows the total area of 
each land use category in the Township for 2003. Each of these land use categories is described 
below. 
 
 Residential 

 
Overall, approximately 30 percent of the Township’s land area in 2003 consisted of 
residential land uses, with single-family detached dwellings as the predominant housing type. 
This represents a slight increase in residential acreage since 1998.  The single-family 
development occupied approximately 88% of all residential acreage followed by townhouse 
(attached single-family), with 6%.  Multi-family development occupied the remaining 6% 
evenly split between lo-rise garden apartments and hi-rise.  Recent residential development is 
largely in-fill with the exception of the Whitegate Farms single family development and 
Henderson Square Apartments. 

 
 Vacant Land 

 
In 2003, approximately four percent of the Township area, or 450 acres, was vacant or 
primarily undeveloped.  These vacant parcels are dispersed throughout the Township, 
however much of the land tends to be clustered in Hughes Park, Swedeland, and the 
intersection of Henderson Road and DeKalb Pike.  Other concentrations of vacant land are 
located near Bridgeport, near West Beidler Road, and near South Warner and Croton Roads. 
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Figure 1   

Existing Land Use Table – 2003   
 

Acres 
Percent of 
Township

  
Single-Family Detached 2,807 26.0% 
Single-Family Attached 180 1.8% 
Low Rise/Garden Multifamily 89 0.8% 
High-Rise Multifamily 106 1.0% 
Vacant/Undeveloped 450 4.2% 
Parkland, Open Space, and Golf Courses* 2,178 20.2% 
Offices 609 5.6% 
Light Industry, Warehouses, Contractor's Yards, and Mini-warehouses 781 7.3% 
Railroads 220 2.0% 
Heavy Industry, Quarries, Junkyards 536 5.1% 
Hotels and Convention Facilities 83 0.8% 
Malls and Shopping Centers 186 1.7% 
General Retail Commercial 321 3.0% 
Institutional, Cemeteries, Schools, and Day Care 498 4.6% 
Schuylkill River 193 1.8% 
Roads and PECO Rights-of-Way 1,520 14.1% 
 
Total 

 
10,777 100% 

* In December 2003 a State Supreme Court ruling gave  the property owner of the Valley Forge Golf course the 
ability to develop. It is expected that this property will be developed in the near future.  The golf course contains 
approx. 135 acres. 

Sources:  Montgomery County Board of Assessment and field views. 
 
Parkland, Open Space, and Golf Courses 
 
Over 2,000 acres of the Township consists of parkland, open space, and golf courses.  The 
Valley Forge National Historic Park alone contains over 1,300 acres, comprising the majority 
of this category.  The parkland category includes all Township parkland, land protected by 
nature conservancies, open space within a development that is clearly separate from the rest 
of the development, and private golf courses. 

 
Offices and Industry 
 
In 2003, approximately twenty percent of the Township consisted of offices and industry.  
Sometime, these two uses are easy to differentiate, such as a mid-rise office building and a 
fabrication facility.  But at other times these two uses overlap significantly when flexible 
space is constructed.  Offices and light industry are generally concentrated in five areas; 
between Port Kennedy and King of Prussia, near the intersection of Routes 202 and 76, 
between South Gulph Road and Route 76, along the Church Road corridor, and near 
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Swedeland, where the Inquirer plant, the SmithKline Beecham plant, and Renaissance 
Corporate Center are located. 

 
With the closing of a couple of quarries and the razing of the old Alan Wood steel plant, 
heavy industrial uses have declined in the Township.  Nevertheless, over 200 acres of the 
Township still consists of heavy industrial or other noxious uses, including a quarry, a small 
chemical plant, a number of car graveyards, and two trash transfer facilities.  Most of these 
heavy industrial uses are concentrated in the Swedeland and Swedesburg areas. 

 
Utilities and Railroad Rights-of-Way 
 
Upper Merion is crisscrossed by a variety of electric power lines, gas lines, and railroad 
lines. Right now, SEPTA’s Norristown High Speed Line, Norfolk Southern Harrisburg Rail 
Line, and Norfolk Southern’s Chester Valley Rail Line all operate in the Township. 

 
Besides these linear rights-of-way, this category also includes sewage plants, detention 
basins, and other utility facilities, such as the old quarry near DeKalb Pike, which is now 
used by Suburban Water Company as a reservoir. 

 
Overall, approximately fourteen percent of the Township, or 1,520 acres, consist of utility 
uses and rights of way.  It should be noted, however, that PECO Energy has recently been 
leasing some of its properties for development as the respective underlying zoning permits.  

 
Road rights-of-way constitute approximately 916 acres.  This includes surface roads and 
highways.  Roads always take a relatively high percentage of developed communities, and 
this holds true for Upper Merion, which is crossed by Route 76, 276, 202, and 422 corridors 
with their associated interchanges. 

 
Hotels and Conventions Facilities 
 
Upper Merion currently has twelve hotels or motels.  Two of these hotels, the Scanticon and 
the Radisson, also contain the Valley Forge Convention Center.  Although comprising less 
than one percent (83 acres)of the Township’s area, these hotels, which are mostly mid to 
high-rise, have a significant impact on the Township’s landscape and land use. 
 
Retail Commercial Uses 
 
The Plaza at King of Prussia and the Court at King of Prussia, containing nearly 3 million 
square feet of building area between them, define King of Prussia for many people.  Together 
with smaller shopping centers and stand alone retail stores, commercial uses occupy 
approximately 500 acres, slightly less than 5% of the township.  The prominence of the Court 
and Plaza go well beyond the township boundaries due to their traffic, visual and 
psychological impact. 
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Institutional Uses 
 
Institutional uses, which include municipal facilities, schools, churches, cemeteries, 
firehouses, community centers, and day care centers together contain about 498 acres and 
comprises approximately four and a half percent of the Township’s area.  These uses are 
spread throughout the Township.  The Township building itself is located at the intersection 
of Henderson and Valley Forge Roads. 

 
 
DEMOGRAPHICS, HOUSING, AND EMPLOYMENT 
 
Upper Merion’s population grew dramatically in the 1950’s and 1960’s but has not grown 
significantly since then.  This section analyzes a few characteristics of the Township’s 
population, including age, household size, housing, and employment. 
 

Population Change: 1990 - 2000 
 

Upper Merion’s population increased slightly during the 1990’s by 4.4 percent, from 25,722 
people to 26,863 people.  This population increase was smaller than the increase for 
Montgomery County but higher than for the state.  Generally most of the boroughs and more 
developed townships lost population during this period. Upper Merion’s growth was similar 
to growth experienced in Lower Merion and Tredyfferin Townships.  Figure 2 summarizes 
this data. 
 

 
Figure 2 

   

Comparative Population Data   
   
  1990 - 2000 Projected Population 

Area 1990 2000 # Change % Change 2010 2020 
Upper Merion 25,722 26,863 1,141 4.3% 27,860 28,120 
Bridgeport 4,292 4,371 79 1.8% 4,320 4,260 
Lower Merion 58,003 59,850 1,847 3.1% 59,220 58,580 
Radnor 28,705 30,878 2,173 7.0% 31,200 31,400 
Tredyfferin 28,028 29,062 1,034 3.6% 29,380 29,750 
West Conshohocken 1,294 1,446 152 10.5% 1,500 1,500 
Montgomery County 643,371 750,097 106,726 14.2% 797,990 838,700 

Sources:  U.S. Census and Delaware Valley Regional Planning Commission Projections  
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Population Projection 
 

According to Delaware Valley Regional Planning Commission projections, Upper Merion is 
projected to have a population of 27,860 by the year 2010, and 28,120 by the year 2020.  
This slight decline in growth rate is based on a slowdown of residential development, low 
birth rates and the continued aging of the population.  Of course, several factors will 
determine the true amount of growth, including rezonings, the final outcome of the Valley 
Forge Golf Course property, and redevelopment trends.  If some of the larger tracts were to 
be rezoned to residential, and if the Valley Forge Golf Course development includes 
significant amounts of residential, the population in the year 2020 would easily approach 
35,000.   

 
Age-Group Trends 
 
During the 1990-2000 period the youngest and oldest age groups increased while the middle 
groups declined. The number of individuals in the under 5 age group and 5 to 17 age group 
increased by about 300 persons.  These groups represent 18.7% of the total population, a less 
than one percent increase from the previous period.  The 18-44 age group declined by about 
250 persons to 41.3% of the population.  The 45 to 65 age group increased less than 100 
persons but decreased slightly to 24.3 % of the total.  The 65 plus group increased by more 
than 1,000 persons, comprising 15.7% of the total population. 
Figure 3 breaks down Upper Merion’s population by age group. 
 

Figure 3      

Population of Upper Merion by Age Group 
      
 1980 1990 2000 Change in % of 

Population 
Age Group Number % Number % Number % 1980 - 2000 

Under 5 1,386 5.3% 1,386 5.4% 1,476 5.5% increase
5 - 17 5,246 20.1% 3,355 13.0% 3,553 13.2% decrease

18 - 24 3,064 11.7% 2,638 10.3% 2,020 7.5% decrease
25 - 34 4,262 16.3% 4,869 18.9% 4,891 18.2% increase
35 - 44 3,363 12.9% 3,845 14.9% 4,195 15.6% increase
45 - 54 3,804 14.6% 3,162 12.3% 3,734 13.9% decrease
55 - 64 3,119 11.9% 3,283 12.8% 2,784 10.3% decrease

65+ 1,894 7.2% 3,184 12.4% 4,208 15.7% increase
Total 26,138 100% 25,722 100% 26,863 100% 

Median Age 32.8 Years 36.5 Years 38.2 Years 
Sources:  U.S. Census and Delaware Valley Regional Planning Commission Projections  

 
Average Household Size 
 
The average household size in Upper Merion fell from 2.4 persons per household in 1990 to 
2.3 persons in 2000.  This trend of declining household size is consistent throughout the 
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United States and has been occurring since the 1950’s.  However, household size has 
dropped most significantly in the past twenty years because of changing family structures, 
i.e., more female-headed households, more single people living alone, and the increasing 
number of elderly persons. The decrease in Upper Merion’s average household size may be 
attributed to a significant number of “empty nesters,” whose children have grown and moved 
into newer homes and one person households.   

 
Group Quarters Population 
 
Group quarters population includes all people not living in housing units within households, 
such as those in military barracks, nursing homes, or prisons.  Group quarters population in 
Upper Merion increased significantly from 24 in 1990 to 201 in 2000.  The increase is due to 
the expansion of adult care facilities during the 1990’s and a likely aberration in the 1990 
data. 

 
Housing by Type 

 
The housing stock in the township ranges from high-density high rise apartments and condos 
to single family homes on large lots.  In 2000, more than one half of the housing was single 
family detached dwellings.  Multifamily housing consisted of 33% of the units with single 
family attached (townhouses) comprising 13%.  While all unit types increased during the 
90’s townhouses increased from slightly more than 1,000 units in 1990 to nearly 1,600 units 
in 2000.  The overall distribution is similar to that found in neighboring townships.  Figure 4 
compares Upper Merion’s housing stock with that of its neighbors. 

 
Figure 4    

Housing Units by type – 2000   

Upper Merion, Nearby and Comparable Communities 
    
 Total # of  % of # of  % of # of  % of # of  % of 
 Units SFD Total SFA Total MF Total MH Total 

Upper Merion 12,125 6,510 53.7% 1,592 13.1% 4,006 33.0% 17 0.1% 
Bridgeport 2,088 367 17.6% 936 44.8% 785 37.6%  0.0% 
Lower Merion 23,699 13,691 57.8% 2,829 11.9% 7,148 30.2% 31 0.1% 
Radnor 10,731 5,842 54.4% 1,138 10.6% 3,746 34.9%  0.0% 
Tredyfferin 12,551 6,736 53.7% 2,531 20.2% 3,267 26.0% 17 0.1% 
West Conshohocken 633 293 46.3% 243 38.4% 94 14.8% 3 0.5% 
Montgomery County 297,434 166,543 56.0% 55,745 18.7% 72,428 24.4% 2,627 0.9% 

SFD:   Includes all single family detached homes except mobile homes.   
SFA:   Includes all single family attached homes, such as twins and townhouses.  
MF:    Includes all multi-family units, including apartments and duplexes.  
MH:   Includes all mobile homes and dwelling units such as vans, campers, and house boats that do not fit in to 
                 any of the above categories. 
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Housing Tenure 
 

In 2000, 67 percent of Upper Merion’s occupied housing units were owner-occupied, while 
33 percent were renter-occupied.  Less of Upper Merion’s housing was owner-occupied than 
the county as a whole (74%), perhaps because of the Township’s larger percentage of 
apartment units. 

 
Recent Housing Growth 

  
Data presented in Figure 5 shows the change in the total number of housing units in the 
township.  The number of housing units in Upper Merion grew quite rapidly from 1960 to 
1990.  Since that time, residential development has increased at a moderate rate, somewhat 
due to the small amount of available land.  The remaining residential development will 
mainly occur as infill development or redevelopment.  
  

Figure 5  
Housing Growth: Upper Merion Township 
Year Units Num. 

Change 
Percent 
Change 

1960 4,532   
1970 7,074 2,542 56.1% 
1980 9,594 2,520 35.6% 
1990 11,202 1,608 16.8% 
2000 12,151 949 8.5% 

Sources:  1966 Comprehensive Plan of Upper Merion Township,  1980 Census Reports of 
Montgomery County, PA.,  1990 U.S. Census, 2000 U.S. Census  

 
Figure 6 identifies changes of housing types from 1970 to 2000.  The current mix of 
housing is predominately single-family detached.  It is important to note, however, that 
while the number of single family detached housing units grew 33% from 1970 to 2000, it 
decreased as a percentage of all housing types by 15.5%.   
 
Single-family attached units (rowhouse or townhouse) are the fastest growing type of 
housing in Upper Merion.  There are five times as many single-family attached units in 2000 
as there were in 1970.  Nevertheless, single-family attached units still only make up 13.1% 
of the total housing stock.  
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Figure 6 
Growth of Housing Types: Upper Merion Township 

    
Type 1970 % of 

Total
1980 % of 

Total
1990 % of 

Total 
2000 % of 

Total
Single Family 

- Detached 
4,920 69.3% 5,859 61.0% 6,249 55.6% 6,527 53.8%

Single Family 
- Attached 

298 4.2% 668 7.0% 1,103 9.7% 1,592 13.1%

Multi - Family 1,879 26.5% 3,067 32.0% 3,850 34.2% 4,006 33.1%

Total 7,097  9,594  11,202  12,125 
      

Sources:    
1966 Comprehensive Plan of Upper Merion Township   
1980 Census Reports, Montgomery County, PA   
1990 Census   
2000 Census   
 

 
Housing Projections 

 
Based on the Township’s population projection, vacancy rates, group quarters, and projected 
average household size, the Delaware Valley Regional Planning Commission (DVRPC) 
projects future housing units.  DVRPC projects that the Township will add 630 units between 
2000 and 2010, and 469 units between 2010 and 2020, for a total increase of 1,099 dwelling 
units between 2000 and 2020.  More recent events, such as the State Supreme Court decision 
on the Valley Forge Golf Course, indicate that the projected growth in housing  between 
2000 and 2020 could actually reach 4,000 units or more. 

 
Employment Estimates and Projections 

 
DVRPC has also estimated and projected the number of jobs in Upper Merion between 2000 
and 2020; Figure 7 summarizes this data.  Although DVRPC has projected 55,450 
employees by 2020, the Township’s Business Tax Collector records, based on gross receipts 
tax collection, indicate a total work force of 63,382 in 2002, a 44 percent increase from 1990. 
An explanation for the discrepancy between data sources is that the tax records likely include 
each turnover employee, thus, several employees are being counted for the same job.  In any 
case, it can be assumed that employment will continue to grow steadily in the next twenty 
years. 
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Figure 7   

Existing and Projected Employment 
  

 1990 2000 2010 2020 
Upper Merion 46,428 50,350 53,100 55,450 
Bridgeport 1,616 1,600 1,700 1,650 
Lower Merion 42,889 43,650 45,450 46,400 
Radnor 28,446 29,220 30,949 32,450 
Tredyfferin 25,206 28,909 37,613 41,121 
West Conshohocken 1,756 2,600 3,150 3,300 
Montgomery County 457,500 486,200 526,950 554,550 

    Sources:  U.S. Census Bureau and Delaware Valley Regional Planning Commission 
    Note:  DVRPC projections may be low, see above paragraph for explanation. 

 
Figure 8 illustrates the breakdown of employment in the Township by industry.  In 1997, the 
employment sector with the most employees was the administrative and support industry, 
followed closely by the retail trades. 
 

Figure 8 
1997 Employment by Industry 

 

  
 
Industry 

Number of 
Employees 

Manufacturing 5,704 
Wholesale Trade 4,978 
Retail Trade 8,218 
Real Estate & Rental & Leasing 1,262 
Professional, scientific, & technical 5,796 
Administrative, support, waste management 8,266 
Educational Services 6,164 
Health care & social services 2,197 
Arts, entertainment, recreation 2,421 
Accommodation & food services 3,374 
Other services (except public administration) 721 

Total 49,101 

       Source:  U.S. Census Bureau 
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NATURAL FEATURES 
 
Although much of Upper Merion is developed, the Township still has many environmental 
features, such as floodplains, wetlands, steep slopes, and sinkholes, that could adversely affect 
development and could be adversely affected by new development.  This section describes some 
of Upper Merion’s most environmentally sensitive land. 
 

Topography 
 
Upper Merion primarily consists of gently rolling hills, although the Township also contains 
many areas with steeper slopes, many of them man-made.  There are concentrations of 
steeper slopes, slopes of fifteen percent or more, in the southern end of the Township around 
Gulph Mills and Colonial Village, near West Conshohocken, between Bridgeport and Kings 
Manor, along the Pennsylvania Turnpike near King of Prussia, along the Schuylkill River 
near Bridgeport, in Valley Forge National Historic Park, and along some of the edges of 
Crow and Trout Creeks.   

 
Generally, there should be very limited development of areas with slopes of fifteen percent to 
25 percent and no development, except for road and utility crossings, of areas with slopes of 
25 percent or more. The Township’s surface breaks into a number of small watersheds, 
which will be used to guide the Township’s installation of regional stormwater control 
facilities. 

 
Geology 
 
Upper Merion Township is comprised of a highly complex area of folded, faulted, and 
altered geologic formations with varying characteristics.  Some of these geologic formations 
contain limestone and dolomite rocks that can subside and create sinkholes, potentially 
undermining foundations and roadways. Sinkholes are of particular concern regarding 
residential structures.  Map 2 shows sinkhole prone areas in the Township. 

 
Streams and Floodplains 
 
Upper Merion borders the Schuylkill River on one side and contains a number of streams 
that drain to the Schuylkill River.  The 100-year floodplain for the Schuylkill and these 
streams is shown in Figure 9.  Besides the Schuylkill River floodplain, the largest floodplain 
in Upper Merion is the Crow Creek/Abrams Creek floodplain, which runs through the middle 
of the Township.  Other significant 100-year floodplains are Gulph Mills Creek, Trout Creek, 
Matsunk Creek, and Frog Run.   
 
These floodplains provide storage for excess stormwater during periods of flooding and are 
an important part of a natural drainage system.  When floodplains are developed, flooding 
increases and life and property are threatened.  Because of this, the Federal Insurance 
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Agency, which provides floodplain insurance for the nation, has strict regulations on 
floodplain development. 
 
The potential result of over-development of streams include destruction of vegetation, 
disruption of wildlife habitats, pollution of the water supply, and reduction of groundwater 
recharge that normally takes place within floodplains.  With the development of floodplains, 
the absorption capacity of the watershed is decreased.  Rooftops, parking lots, and street 
pavement all contribute to increased surface draining and flooding.  Stream valley 
preservation and detention basins should be used to control stormwater and decrease 
floodplain drainage. 

 
COMMUNITY  SERVICES 

The availability of public sewers and public water can be a major determinant of the amount and 
location of growth in a Township.  In Upper Merion’s case, however, adequate public sewage 
and public water is available throughout the Township, so that the availability of these services 
does not affect land use decisions. 
 
The majority of Upper Merion Township is served by public sewer, although there are still a few 
properties using on-site disposal systems.  Most of the sewage in the Township goes to the 
Matsunk sewage treatment plant or the Trout Run sewage treatment plant, both owned and 
operated by the Upper Merion Township Municipal Sewer Authority.  However, some of Upper 
Merion’s sewage does connect into the Bridgeport treatment plant and the Township does 
receive some of Tredyffrin Township’s sewage.  
 
Most of the Township is served by the Aqua American for public water, although Hughes Park 
and a small area near Bridgeport are served by the Pennsylvania American Water Company.  
Also, some areas in Belmont and Gulph Mills are still served by underground private wells. 
 
Other community services for the Township are provided by private companies, including trash 
collection by several companies, and cable television, which is supplied through a franchise with 
Suburban Cable. 
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TRANSPORTATION 

The transportation system of a community is extremely important because of the need for 
mobility in our society.  Township residents must be able to reach their places of employment, as 
well as community facilities, schools, stores, and other destinations.  Non-residents who work 
and shop in the community must be able to reach their destinations or else the Township may 
become less desirable as an employment center.  Transportation issues are especially important 
in Upper Merion, where Routes 76, 276, 422, and 202 converge.  The Township experiences 
huge volumes of traffic, with Routes 76 and 422 carrying over 80,000 trips per day.  Existing 
transportation problems and proposed improvements can have a profound effect on land use 
decisions; and land use decisions can exacerbate or improve transportation problems.  This 
chapter describes Upper Merion’s transportation system, expected improvements to that system, 
and potential long-range transportation improvements. 
 
 Existing Transportation System 

 
Upper Merion’s transportation system consists of three major elements: roads, public 
transportation, and sidewalks and trails.  Each of these elements is described below. 

 
 Existing Road Conditions 

Upper Merion developed as a retail and employment center because so many major roads 
intersect in the Township.  These include four expressways: the Schuylkill Expressway 
(Route 76), the Pennsylvania Turnpike (Routes 76 and 276), the Pottstown Expressway 
(Route 422), and DeKalb Pike (Route 202).  All these expressways have medians and grade 
separated intersections. 

 
The expressway portion of DeKalb Pike, consisting of a four or more lane divided highway 
with grade separated intersections, ends at South Gulph Road.  From South Gulph Road to 
Bridgeport, DeKalb Pike is a primary arterial, with four lanes, a median, left turn lanes, and 
traffic signals at major intersections and access points.  In addition, West Valley Forge Road 
from North Gulph Road to Allendale Road is designated as a primary arterial. 

 
North and South Henderson Road, North and South Gulph Road, and Allendale Road are 
arterials.  A small portion of Valley Forge Road, from the border with Chester County to 
Gulph Road is also designated as an arterial.  Arterials are two to four lane roads without a 
median but with turning lanes, when possible, and signals at major intersections. 

 
In addition to these major roads, Upper Merion has designated a number of other roads as 
primary collectors, collectors, and feeders.  These roads distribute traffic from major 
roadways to destination points within the Township and between destination points in the 
Township.  Map 3 shows the highway classification of Upper Merion’s streets.  Any street 
not highlighted on this map is a local street.   

 
Each of the roads in the Township is assigned an ultimate right-of-way width.  To permit 
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future road improvements, new construction is not allowed within this ultimate right-of-way 
area.  The ultimate rights-of-way widths for each category of road are summarized in Figure 
10. 

 
The state and the Township each have jurisdiction over some of the roads in Upper Merion, 
although the Township has jurisdiction over the majority of roads.  The Commonwealth of 
Pennsylvania has jurisdiction over most of the highways and major roads in the Township, 
including all the expressways and primary arterials.   

 
Because of the amount of traffic traveling to and through Upper Merion, there is a significant 
amount of traffic congestion.  During the rush hours, a number of intersections and areas in 
the Township have congestion problems.  These areas include most of the intersections and 
interchanges on the western side of King of Prussia, where Routes 76, 276, 422, 202, and 23  
intersect.  Traffic trying to skirt this large area can create congestion problems elsewhere, 
such as Croton and King of Prussia Roads, Henderson and Church Roads, or within Valley 
Forge National Historic Park.  In addition, significant congestion problems occur along the 
length of Route 202, particularly at the Henderson and South Gulph Road intersections, and 
along much of South Gulph Road.  When accidents occur or traffic tries to avoid these areas 
for other reasons, many other roads and intersections in the Township can experience 
significant congestion problems. 
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Figure 10 
Street Ultimate Right-of-Way Widths 
 

 
Classification 

 
Description 

 
Average Daily 
Traffic (Typical) 

 
Ultimate Right-
of-Way Width 

 
Expressway 

 
A limited access, divided facility with 
four or more lanes which serves regional 
travel demands.  Cross streets are grade-
separated and access is through a limited 
number of interchanges. 

 
20,000 and up 

 
120 to 300 feet 

 
Primary Arterial 

 
A major four-lane roadway which serves 
regional and local travel demands.  
Median areas, auxiliary turning lanes 
and signalization of cross streets are 
typical. 

 
20,000 to 30,000 

 
100 feet 

 
Arterial 

 
Typically two or four-lane roadways 
without access control which connect 
local and collector roadways with higher 
order streets.  Signalization and/or 
auxiliary lanes are provided at major 
cross streets. 

 
10,000 to 20,000 

 
80 feet 

 
Primary Collector 

 
A two or four-lane roadway in a densely 
developed area which provides for local 
access and circulation, as well as a 
connector to the arterial system. 

 
5,000 to 10,000 

 
80 feet 

 
Collector 

 
A two-lane roadway in low to medium 
density areas which provides for local 
access and circulation, as well as a 
connector to the arterial system. 

 
3,000 to 8,000 

 
60 feet 

 
Feeder 

 
A two-lane roadway which connects a 
local street to a collector or arterial 
roadway, as well as serves adjacent 
development. 

 
1,000 to 3,000 

 
60 feet 

 
Local 

 
A road which primarily serves adjacent 
low to medium density development and 
does not attract other traffic. 

 
less than 1,000 

 
50 feet 
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Existing Public Transportation Facilities 
 
Upper Merion is extensively served by public transportation, especially fixed-bus routes.  In 
2004, the Township was served by six SEPTA bus routes which are listed below and shown 
in Map 4: 

• Route 95    - Connects Gulph Mills with the Plymouth Meeting Mall 
• Route 99    - Connects Norristown with Royersford 
• Route 118  - Connects King of Prussia with Chester 
• Route 123  - Connects King of Prussia Mall with 69th St. Terminal 
• Route 124  - Connects Chesterbrook with Center City Philadelphia 
• Route 125  - Connects Valley Forge Park with Center City Philadelphia 
• Route 133  -Connects King of Prussia Mall to Exton Square Mall 

 
In addition, SEPTA’s Norristown High Speed Rail Line (Route 100) runs through the eastern 
portion of the Township.  This fixed rail line connects the Norristown Transportation Center 
with the 69th Street Terminal in Upper Darby.  Three stations, Gulph Mills, Hughes Park, 
and King Manor are located in Upper Merion.  Three other stations, Matsonford, Bridgeport, 
and Norristown Transportation Center are just over the border from Upper Merion. 

 
In Upper Merion, there are two locations where the different public transit routes converge.  
One is the Plaza Transit Center, a large bus stop behind the J.C Penney store at the King of 
Prussia Plaza Mall.  The 99, 118, 123, 124, 125, and 133 bus routes all connect to this stop.  
The second is the Gulph Mills station of the Norristown High Speed Line.  The 95, 123, 124 
and 125 buses meet up with the high-speed line at this location. 

 
There are also two regional rail commuter lines that provide rail connections between the 
Upper Merion area and center city Philadelphia, although they do not provide service within 
the Township.  One is the R6 Norristown to Philadelphia line, which connects to the 
Norristown Transportation Center.  The second is the R5 Downingtown to Philadelphia line, 
which runs along the Main Line south of Upper Merion. 

 
Upper Merion Township and Bridgeport Borough also provide local bus service via the 
Rambler.  The Rambler operates Monday through Saturday from 9:00 AM to 4:00 PM.  
There are three different routes that each make seven circulating trips per day. The service is 
available to anyone for a nominal fee, however it is generally aimed for seniors, who ride 
free with a PennDot ridership card.  Major areas served are Genuardi’s Supermarket, Valley 
Forge Towers, Manor Care, King of Prussia Medical Center, King of Prussia Transportation 
Center, Upper Merion Senior Center, Upper Merion Township Building, Gulph Mills P&W 
Station, Bridgeport Borough Hall, Kingswood Apartments, and the North Henderson 
Medical Center. 
 

 In addition to this public service, there also is quasi-public transportation service provided to 
Upper Merion.  The Greater Valley Forge Transportation Management Association 
(GVFTMA), a non-profit corporation, provides a number of services to Upper Merion, 
Tredyffrin, and a number of municipalities along the Schuylkill River.  The most important 
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service is the GVFTMA’s Cruiseline shuttle service, which provides shuttle service to the 
King of Prussia malls and a number of major employers. 

 
Suburban Transit Incorporated, or Trans-Net, provides shared-ride transportation in 
Montgomery County including Upper Merion, especially for people over the age of 65. 
 
Currently, Capital Trailways operates a bus service from Philadelphia to Reading which 
stops in Upper Merion.  In the future, the Capital Trailways terminal will be moved to the 
Norristown Transportation Center. 

 
 Commercial Railroad 

 
In addition to the main transportation elements, the Township also accommodates two 
commercial railroad lines.  The Norfolk Southern Morrisville line runs through the middle of 
the Township and operates between Morrisville, Bucks County and central Chester County.  
The Norfolk Southern Harrisburg line operates along the Schuylkill River between 
Philadelphia and Harrisburg. 
 
Existing Sidewalks 
 
Most of the residential areas north of US 202 are served with sidewalks, however there are 
holes and missing links in the network.  Much of the residential portion of Upper Merion 
between Route 202 and the Schuylkill River is served by sidewalks, although there are holes 
and missing links with this sidewalk network. In addition, much of the older, more 
densely developed neighborhoods such as Swedesburg, Swedeland, and Hughes Park are 
served by sidewalks. 

 
A few sidewalks are scattered around the rest of the Township, but these sidewalks do not 
create whole sidewalk networks that connect to major destinations without the need to walk 
along the edge of a road.  Map 5 shows the location of existing sidewalks in Upper Merion 

 
Transportation Improvements 
 
Upper Merion can be described as an “edge city”, that is, a community with its commercial 
and office core developed linearly along major highways as opposed to concentrated in a 
downtown core like traditional towns.  Because Upper Merion is such a significant retail and 
employment hub, the transportation system has become seriously congested.  Although the 
existing transportation infrastructure is extensive and many improvements have been made, 
future improvement projects for roads, trails, sidewalks, and public transit are continuously 
updated to keep up with the rate of development.  This section describes the various short 
term and long term transportation projects proposed by the Township. 
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Road and Highway Improvements 
 
There are a number of road and highway improvements that have recently been 
constructed, are currently under construction, or are approved and expected to be 
constructed soon in Upper Merion.  Potential road improvements are listed below and 
shown in Map 6.   

 

  Recently Completed Road Improvements 

1. U.S. 202 rehabilitation from Gulph Road to the Dannenhower Bridge – 1999 

2. Anderson Road widened by Gambone Development from Valley Forge Road to the 
Swim Club property - 1998 

3. Allendale Road. roadway and bridge improvements (Wills Blvd. to First Ave): 

a) The roadway from Route 202 to Wills Boulevard has been widened to 4 lanes 
with a signal upgrade at Wills Boulevard and bridge replacement over the 
turnpike – 1999 

b) Allendale Road widened from First Ave to Geerdes Blvd. - 1999 

4. Shoemaker Road extended from S. Henderson Road to Yerkes Road – 2000 

5. King of Prussia Inn relocation for Route 202 widening to Gulph Road. – 2002 

6. Bill Smith Boulevard extended from South Gulph Road to King of Prussia Road to 
accommodate a new Park & Ride facility and truck scale near the intersection of 
South Gulph Road and Route 202. – 2002 

7. King of Prussia Road extended to connect to US 202 and South Gulph Road. -2002 

8. Saulin Blvd. extended from S. Henderson to Route 202 as bypass road. -2002 

9. Abrams Mill Road extension realigned forRoute 23, part of Glenn Rose 
development. – 2002 

10. Intersection improvement of Route 202 and Henderson Rd, and Henderson Rd 
widening from Route 202 to Saulin Blvd. 

11. Goddard Boulevard and Turnpike access improvements.  Part of ORIX/RAM and 
Lockheed project.  Includes new Goddard Blvd bridge construction over the 
turnpike and toll plaza widening. -2002 

 
12. U.S. Route 202 widening west of Gulph Road . 

 
13.   The intersection upgrades of Routes 76, 202, and 422 . 
 
14.   The intersection of Route 202 and South/North Gulph Road upgraded. 

15. South Gulph Road widening from Route 202 to Long Road. 

 Potential Road Improvements 
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1. PA Route 23 relocation project has been proposed to connect Route 422 at Valley 

Forge Road with Route 202 near the Dannenhower Bridge.   

2. The Old Betzwood Bridge will be replaced and Trooper Road leading to the bridge 
will be widened, with turning lanes and a signalized intersection where Trooper 
Road intersects Route 23.  

3. Westbound off and on-ramps from the Schuylkill Expressway will be built at the 
intersection of Henderson Road and South Gulph Road.Henderson Road will be 
widened from South Gulph Road to Saulin Blvd. 

4. Church Road will be extended from Flint Hill Road to River Road as part of the 
Drummond Property development by the developer. 

 
5. Route 422 should be widened from US 202 to Trooper Road.  This project was 

submitted as part of PennDot’s 12-year program. 
 

6. Route 76 should be expanded from four lanes to six lanes.  This project was 
submitted as part of PennDot’s 12-year program. 

 
7. The extension of Saulin Blvd has been proposed between U.S. Route 202 and PA 23 

to relieve traffic congestion at the intersection of Henderson and Route 202.  
 

8. Brownlie Road would be extended to Valley Forge Road by a private developer if 
and when the swim club gets developed. 

 
In addition to the potential road improvements listed above, the Township has applied 
for PennDot’s Congestion Management and Air Quality (CMAQ) grant to provide 
computerized interconnections between the following six corridors within Upper 
Merion Township: 

a) U.S. Route 202 from King Carpet to Gulph Road 
b) The Gulph Road corridor from the Lower Merion Township line to the National 

Park entrance. 
c) The Route 23 corridor from Swedeland Road to the National Park entrance. 
d) Route 320 from River Road to Gulph Road (Swedeland Road, Holstein Road and 

Trinity Lane) 
e) The Henderson Road corridor from S. Gulph Road to Route 23. 
f) The Allendale Road corridor from Route 202 to Route 23. 
 

Also, slip ramps may be added from the Pennsylvania Turnpike.  The Township would 
support slip ramps that would provide road access to the office complexes around 
Swedeland, provided the ramps are located and designed to direct traffic away from 
residential neighborhoods. 
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 Expected Trail Improvements 
 
 Expected trail improvements are also discussed below and shown in Map 7. 

  There are three trail improvements that should occur in the near future. 

1. The existing Schuylkill River Trail is proposed to cross the Schuylkill River on the 
Betzwood Bridge to provide access to Valley Forge National Historic Park.  
 

2. The proposed Chester Valley Trail in Chester County will be extended through Upper 
Merion and Bridgeport to connect with the existing Schuylkill River Trail in Norristown. 
 Plans for this trail are underway, however, not all rights-of-way have been acquired. 

 
3. The proposed Crow Creek Trail which will run along Crow Creek (aka Abrams Run) 

from Sweetbriar Park to Walker Field, and eventually continue through to the Chester 
Valley Trail near Abrams Run Apartments. 

 
  Potential Long Range Public Transportation Improvements 
 

Because the Township’s current SEPTA bus service can easily be altered and changed to 
reflect changing demand, there are no long-range plans to change this service.  Bus service 
will be changed as the need arises.  Fixed-rail service, on the other hand, requires longer-
range planning than bus service.  There are three potential new rail expansions that would 
provide service to Upper Merion.  Each of these is described below and shown in Map 8. 

1. Schuylkill Valley Metro - The Schuylkill Valley Metro is proposed to extend train 
service from Norristown to Reading, with a stop in Upper Merion Township at Port 
Kennedy.  This project is currently in the Environmental Impact Study stage.  Currently, 
a stakeholders task force is looking at alternatives and financing options.  No 
construction is scheduled. 

2. Cross County Metro - The Cross-County Metro is proposed to connect Morrisville in 
Bucks County with Glen Loch (the R-5 station in Frazier) in Chester County.  In Upper 
Merion, this rail line would cross the heart of King of Prussia, connecting Port Kennedy 
with the Conrail Line leading into Tredyffrin Township.  Four new stations would 
potentially be built, one at Port Kennedy, one at First Avenue near Clark Avenue, another 
on the eastern side of King of Prussia Plaza next to Mall Boulevard, and a fourth at South 
Gulph Road near the current Conrail rail lines.  This project is currently in the 
Environmental Impact Study stage.  DVRPC’s Transportation Improvement Plan (TIP) 
shows no funding scheduled for this project in the 2005-2008 fiscal years. 

3. Extension of Norristown High Speed Line - The Norristown High Speed Line might 
potentially be extended to the King of Prussia malls and Port Kennedy, leading from the 
current line where it crosses Church Road to the mall area.  DVRPC’s long range plan 
shows funding for this project in the 2010 – 2020 fiscal years. 

 
 

In addition to these specific rail improvements, the Township has looked at the concept of a 
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people mover system that would serve the King of Prussia area.  A people mover, which 
would be based on a fixed route, could be used to transport people at frequent time intervals 
between the mall, the offices, and future transit stations.  However, a people mover would 
only be feasible if the density in the area were to increase enough to support such a system. 

 
 

 Potential Long Range Sidewalk and Trail Improvements 
 

In the long term, most of the Township north of Route 76 should be served by sidewalks, 
with direct sidewalk connections to bus stops, train stations, schools, parks, shopping centers, 
and employment centers.  This sidewalk network will become complete over time as 
redeveloped properties are required to install sidewalks. 
 
In addition to the Chester Valley trail, there may eventually be a trail constructed along the 
southern side of the Schuylkill River, either next to the river or as part of the PA 23 
Relocation. 
 

 
 



 

CHAPTER 2 
LAND USE 

 
The land use plan is a policy document that describes Upper Merion’s goals for future 
development, serves as a guide for decision-making by local agencies and officials, and acts as a 
notice to developers of the type of development the Township wants to encourage. 
 
Over the last 40 years, Upper Merion’s general landscape has been established, with specific 
portions of the Township identified with particular types of land uses.  King of Prussia, for 
example, is known for its malls, retail development, and office parks.  Gulph Mills is known for 
its historic homes and residential character.  Other portions of the Township are known for other 
land uses and types of development, and the Township expects this existing land use pattern to 
predominantly stay the way it is.  However, some existing land use and transportation problems 
need to be addressed, and some of the Township’s existing land uses will change or intensify.  
This plan concentrates on the Township’s existing problems and potential future land use 
changes. 
 
The land use chapter is divided into four sections.  The first section lists Upper Merion’s goals.  
The second section describes Upper Merion’s overall land use plan and includes a proposed land 
use map.  The third section describes specific land uses for large vacant tracts in the Township.  
And the fourth section lists detailed objectives and policies for accomplishing each of the 
Township’s goals. 
 
 
GOALS 

Upper Merion’s land use and transportation goals are listed below.  A full description of each of 
these goals, along with an in-depth discussion of methods of accomplishing these goals, is 
included later in this chapter. 
 
Because Upper Merion is predominantly developed and its basic land use and transportation 
framework has been set, the goals listed below are intended to address specific problems the 
Township has encountered or expects to encounter in the future. 
  
The Township proposes to: 

• Create a sustainable environment 

• Improve traffic circulation in the Township 

• Improve the aesthetic quality along major transportation corridors 

• Protect and maintain existing residential neighborhoods 
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METHODS OF ACCOMPLISHING GOALS 
 
1. Create a sustainable environment: 

a)  Preserve as much of the remaining open space as possible. 

Although much of Upper Merion is intensely developed, several tracts still remain open 
and undeveloped.  The Township could consider ways to preserve as many large tracts of 
this open land as possible, especially large tracts that are either used for recreational 
purposes or are surrounded by residential development.  The Township’s 1996 Open 
Space and Environmental Resource Protection Plan, shown in Figure 11, identifies sites 
that have been or should be preserved as well as implementation methods for land 
preservation. Also, the Township Open Space Committee has created the 2005 update to 
the Township Open Space Plan.  The 2005 Open Space Plan Update should be referred to 
once adopted by the Township Board of Supervisors. 

 
By preserving some of these large tracts, the Township will provide recreation 
opportunities, protect abutting residential properties, preserve the environment, reduce 
traffic congestion, provide visual buffers and breaks between neighborhoods, and 
generally improve the welfare of Township residents. 

 
The following techniques may be used to preserve open land: 

• Purchasing Land.  When financially feasible and properties are available, the 
Township should consider purchasing land identified in the Open Space and 
Environmental Resource Protection Plan, and in the 2005 Open Space Plan Update 
(when adopted by the Board of Supervisors). 

• Clustering Homes.  Clustering homes, where homes are put on smaller lots and the 
majority of a site is preserved as open space, can accomplish specific open space 
goals, such as maintaining views, buffering properties, or preserving environmentally 
sensitive land.  In order for a cluster development to effectively accomplish these 
goals, at least 50% to 75% of the site should be preserved as open space.  Figure 12 
shows an example cluster development.  

• Transfer of Development Rights.  One of the best ways of using zoning to preserve 
open land is a transfer of development rights program (TDR).  The concept behind 
TDR is that, through the Township’s zoning ordinance, owners of large properties 
that are deemed desirable for preservation can sell their development rights to 
developers who are building in a different part of the community.  Once the 
landowners do this, they are no longer allowed to develop their land.  The TDR 
program takes development that would normally occur in undeveloped areas and 
transfers it to other parts of a municipality where some growth is acceptable.  With a 
TDR, no new development would be added to the undeveloped area; instead, all 
homes would be added to the defined growth area while the undeveloped land is 
permanently protected as open space.  Figure 13 illustrates the TDR concept. 
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b) Encourage mixed-use development instead of single types of nonresidential uses. 

Much of Upper Merion’s commercial development has occurred in single blocks of one 
use, with large areas that only contain offices or industrial development and other large 
areas that only contain retail development. 

 
Office workers in the Township who want to run errands at lunch or after work have to 
get in their cars and drive to stores and services, which is less convenient for these 
workers and adds to the Township’s traffic problems.  Without mixing uses, it is usually 
impossible to walk from one use to another.  In addition, a mix of uses adds to the 
vibrancy and character of a community, making the community more attractive for 
employers and residents alike. 

 
  The following policies may be used by the Township to create mixed-use developments: 

• Allow pedestrian-oriented higher-density residential and elderly housing in office and 
retail commercial areas so people can walk to non-residential destinations and public 
transportation stops.  Also allow ancillary food and service businesses such as delis 
and dry cleaners near existing employment areas so workers can choose to walk to 
lunch or run errands. Map 9 shows areas of the Township that may be appropriate for 
this type of residential development.  Much of this development would actually be 
redevelopment or intensification of existing developed areas.  This intensification 
could potentially be permitted with the purchase of development rights, when 
developments are designed to encourage walking and shared parking.   

• Encouraging or requiring ancillary retail and service businesses in large office and 
industrial developments.  These businesses might include restaurants, banks, 
convenience stores, gift shops, dry cleaners, stationary stores, barber shops, hair 
stylists, newspaper stands, and any other business likely to be frequented by workers 
during lunch and after work. 

• Creating a mixed-use zoning district for the large vacant tracts near the intersection of 
Henderson Road and Route 202.  Future development should be predominantly 
residential and designed to make walking between different land uses as easy as 
possible.  
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2. Improve traffic circulation in the Township 
 

a) Encourage the Use of Public Transportation 

As Upper Merion has developed, the Township has experienced more and more 
traffic congestion.  To relieve some of this congestion and to provide transportation 
alternatives, three different potential rail services are proposed for Upper Merion, the 
Schuylkill Valley Metro, the Cross County Metro, and the Route 100 Extension.  
Four new station stops would be created for these rail lines at South Gulph Road, the 
King of Prussia Plaza Mall, First Avenue, and Port Kennedy.  In addition, the 
Township continues to be served by a variety of bus routes and the Route 100 line. 

To support this existing public transportation and to encourage expansion of public 
transportation service, the Township may use the following techniques: 

 Encouraging transit-oriented design within a quarter of a mile of the proposed and 
existing station stops for the Route 100 trolley.  Transit-oriented developments 
should include a mix of uses, and should be walkable, with buildings and parking 
areas designed to make walking as easy as possible. Transit oriented development 
has a beneficial impact on neighbors by reducing the need to drive to various 
locations in the immediate area, thereby reducing traffic.  Figure 14 illustrates 
some of the design concepts that are necessary to support transit-oriented design. 

 Supporting the Southeastern Pennsylvania Transportation Authority (SEPTA) in 
its efforts to expand service in Upper Merion, particularly with the proposed 
Schuylkill Valley Metro, Cross County Metro, Route 100 Extension, and the 
frequency of bus service. 

 Encouraging walking.  To encourage public transportation, walking should be as 
easy as possible, so people can reach public transit stops.  Different ways of 
supporting this objective are listed below under the pedestrian and bicycle goal. 

 Encourage site development that supports transit.  Large office and commercial 
developments should be designed to accommodate SEPTA buses. 

b) Create a safe, efficient, and appealing pedestrian and bicycle network. 

Although some areas of Upper Merion are walkable, much of the Township is not 
suitable for walking.  Some areas do not have any sidewalks, and, when sidewalks are 
in place, much of the development has not been designed to make walking easy. 

The Township should encourage walking to the greatest extent possible.  Creating a 
safe and efficient walking environment has a number of important benefits.  First, it 
reduces congestion on the Township’s roads.  Second, it provides a means of 
transportation for people who cannot drive, such as children, the disabled, some 
elderly, and people who cannot afford cars.  Third, it provides transportation 
alternatives to people, so that those who like to walk will have the ability to do so.  
Fourth, it improves safety, since some people walk anyway and are often forced to 
walk on the shoulders of roads.   
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Fifth, a sidewalk network that is used extensively provides a place for Township residents to 
meet face to face and interact with each other.  Finally, sidewalks will encourage walking and 
provide a healthy alternative to driving. 

 
The following techniques can be used to make Upper Merion’s sidewalks and trails more 
user-friendly: 

 Create continuous networks of sidewalks leading to destinations.  To the greatest 
extent possible, pedestrians should not have to walk on the shoulders of roads in the 
more intensely developed portions of the Township.  Map 10 shows major 
destination points and locations that should eventually have sidewalks. 

 Create corridors of walkable development in nonresidential areas.  Because cars are 
so important for transportation, most trips will be done with cars and most 
developments will be designed to accommodate the car.  This does not mean that it 
is not possible to make development pedestrian-friendly or pedestrian-oriented.  
Portions of each site can be designed in a pedestrian-friendly manner, and these 
portions can be lined up with each other to create a pedestrian friendly corridor.  
Figure 15 illustrates this concept. 

 Design safe crossings of streets for pedestrians.  To make street crossings as easy 
and safe as possible on busy roads, these crossings should be at a signalized 
intersection with pedestrian buttons.  The street should be as narrow as possible; 
turning speeds of motorized vehicles should not exceed 20 mph for left turns and 10 
mph for right turns; and pedestrian crosswalks should be very visible, potentially 
with different paving materials or zebra striping. 

 Create sidewalks where pedestrians are comfortable.  To make walking comfortable 
and safe for pedestrians, sidewalks should be set back from streets with a buffer strip 
and protected with curbs, streets trees, and/or parked cars. 

 Provide links to public transportation.  Sidewalks should link to trains stations and 
bus stops, so both the sidewalks and public transportation become easier to use.  

 Create a trail connection between the proposed Chester Valley trail and the 
Schuylkill River trail in Valley Forge Park, which will create a loop surrounding the 
central part of the Township. 

 Potentially provide trails on the Township’s utility rights-of-ways, streams, and 
abandoned rail lines.  These trails might provide shortcuts for pedestrians and 
bicyclists, which will encourage more walking and riding. 
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c) Provide neighborhood and convenience commercial facilities. 

Upper Merion Township is known for its retail shopping areas, especially the malls; 
however, the Township also wants to serve local convenience shopping needs so 
residents and workers can easily get the goods they need without driving on the 
Township’s heavily congested major roads. 

Map 11 shows the location of existing and potential convenience commercial shopping 
sites.  

 
3. Improve the aesthetic quality along major transportation corridors. 

a) Improve the appearance, function, and impact of the Route 202 commercial corridor. 

One of the most visible and used roads in Upper Merion is Route 202.  To many people 
outside of Upper Merion, this road and the development along it, especially the malls and 
other retail development, define Upper Merion.  Unfortunately, much of this 
development has occurred over time in a disconnected and haphazard way, and Route 
202 has become an unattractive maze of competing signs, building styles, lights, and 
driveways.  This has led to congestion and safety problems, hurt the image of the 
Township and its businesses, and adversely affected abutting residential properties. 

Along the commercial portion of Route 202, the Township should create zoning and 
development regulations that will: 

 Create interconnections between parking lots of abutting properties. 

 Limit the number of driveway connections to Route 202. 

 Buffer nonresidential buildings, parking lots, loading areas, and trash areas from 
abutting residential properties. 

 Require nonresidential buildings to have varied facades, varied rooflines, subdued 
coloring of materials, high-quality materials, and defined entrances. 

 Create walkable environments. 

 Provide central features, such as plazas, clock towers, or fountains, in large 
developments. 

 Require landscaping that will beautify parking areas, reduce heat during the summer, 
create safer parking lots by defining aisles and driveways, and reduce glare and noise. 

 Require large developments to accommodate public buses. 
 

Figure 16 shows an example commercial plan and how many of these objectives can be 
met in the plan.   
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Although Route 202 is already mostly developed, and implementing new zoning for the 
corridor will create non-conforming development, it is important to keep in mind that 
businesses tend to change over the years, especially in a rapidly growing community like 
Upper Merion.  Therefore, the Township can update the zoning ordinance to include a 
requirement to bring properties to compliance with all regulations upon alteration of more 
than 50% of the gross floor area of a structure or a change in use.  Although results may not 
be immediate, it is important to have the regulations in place to address future expansions 
and/or redevelopment of existing businesses. 
 

b) Preserve a low intensity, landscaped character along South Gulph Road. 

Although South Gulph Road has a variety of non-residential and higher-density 
residential land uses along it, these land uses tend to fit in with the low-intensity, 
residential and landscaped character of the corridor.  The Township should seek to 
maintain this existing character along South Gulph Road for any future development. 

To help maintain this character, the Township may use the following policies: 

 Require non-residential buildings near South Gulph Road to have a relatively 
small footprint and residential character. 

 Support Improvements to Interstate 76 to help relieve congestion on South 
Gulph Road. 

 Retain the existing residential zoning. 

 Post lower speed limits and maintain landscaped street. 

 Require parking to be placed behind buildings.  Where parking would be visible 
from South Gulph Road, it should be screened from the road with berming, 
extensive landscaping, and walls. 

 Encourage common driveways between abutting non-residential uses and 
require interconnections between properties. 

 Require extensive landscaping, including large buffers between nonresidential 
and residential properties. 

 Keep nonresidential properties as green and landscaped as possible. 

 Encourage low-impact institutional uses, such as places of worship and small 
schools to locate in this corridor. 

 Limit the size and height of signs.  Any signs that are lit at night should either 
be externally lit or should have dark backgrounds with internally lit letters. 

 Limit the height, number, and brightness of lights, especially along South Gulph 
Road and next to residential properties. 

 

 
 

4. Protect existing residential neighborhoods 
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Upper Merion has a wide variety of existing residential neighborhoods scattered throughout 
the Township, with many of these neighborhoods located near intense non-residential uses or 
busy roads.  One of the Township’s primary goals should be to protect these neighborhoods 
from any potential adverse impacts of other development in the Township.   
 

a) The following policies may be used to protect Upper Merion’s existing residential 
neighborhoods: 

 Add residential zoning near neighborhoods threatened with encroaching non-
residential development.  Map 12 shows the location of potential new residential 
developments that could be used to buffer existing residential neighborhoods and 
provide a transition to nonresidential development.  Unlike much existing 
development, new residential development can be designed to provide buffers and 
open space next to non-residentially zoned land, and residential lots and streets can 
be oriented to minimize impacts of nearby nonresidential development. 

 Buffer and protect residential properties from adjoining nonresidential development. 
 When nonresidential development abuts developed residential land, extensive 
landscape buffers and setbacks should be required.  In addition, nonresidential 
development should not be allowed to encroach into residential neighborhoods, 
except for some local convenience commercial facilities in designated locations. 

 Remove regional traffic from local residential roads.   

 Create design requirements for developments and areas near residential 
neighborhoods.  These overlay standards would limit signage, lighting, and outdoor 
storage while requiring additional landscaping. 

 
b) Remove regional and non-residential traffic from local residential roads. 

One of the biggest negative impacts on residential neighborhoods is traffic.  Excessive 
traffic creates a variety of problems, including congestion, loss of time, noise, air 
pollution, safety concerns for pedestrians, and reduced property values. 

To the greatest extent possible, Upper Merion should seek to remove regional traffic 
from local residential roads and neighborhoods.  This goal can be accomplished by: 

 Relocate existing roads and highway interchanges.  Potential relocations include 
moving Route 23 closer to the Schuylkill River, establishing a new interchange 
for Route 76 at Henderson Road, access ramps to the PA Turnpike from Church 
Road, and providing a new road alignment around Swedeland that will connect 
River Road and Flint Hill Road at Hertzog Boulevard. 

 Improve local roads that bypass residential neighborhoods.  To encourage 
vehicles to use the roads that bypass residential neighborhoods, the Township 
could support improvements to these roads to make them more efficient and 
usable.  For example, East Church Road should be improved to provide quick 
access to the Renaissance Corporate Center, Gulph Mills Industrial Center, and 
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other non-residential development in this area. 

 Use traffic calming techniques on residential roads where necessary.  Where 
traffic cannot be rerouted from residential streets, the Township may use traffic 
calming devices, such as speed humps, platforms, narrowed cartways, closed 
roads, and redirected roads. 
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OVERALL LAND USE PLAN 
 
The Township’s overall land use plan, shown in Map 13, provides an overview of how the 
Township wants its land use to evolve and develop.  It provides the big picture for Upper 
Merion.  Detailed descriptions of land uses and potential development issues for specific vacant 
tracts are provided in the next section. 
 
The Township’s land use plan shows seven major uses, single family detached, village 
residential, high-density residential, open space, office, retail, and industry, as well as an overlay 
zone for transit-oriented mixed use.  Each of these uses and their location in the Township is 
briefly described below: 

• Single-family detached: The single family detached land use category encompasses areas 
that are predominantly, if not exclusively, single-family detached with supporting 
institutional uses, such as schools and churches.  Single-family detached development 
should have a density ranging from approximately one dwelling unit per acre in the 
southern portion of the Township to approximately three dwelling units per acre in the 
northern portion of the Township. 

 
Two large portions of Upper Merion are designated as single-family detached.  The first, 
in the northern end of the Township, includes the Abrams, Belmont, and Merion 
neighborhoods while the second, predominantly located south of the Schuylkill 
Expressway, includes the Gulph Mills, Gypsy Hill, and Croton Woods neighborhoods. 

 
• Village residential: This land use category includes neighborhoods that include single-

family detached with significant amounts of twins and townhouses, either mixed in or 
nearby.  In addition, a limited amount of commercial, institutional, park, and apartment 
uses may be mixed in.  Neighborhoods designated as village residential should be 
designed to be as walkable as possible, with direct pedestrian connections to nearby retail 
centers, parks, transit stops, and institutions.  Generally, residential development in this 
category should have a density between three and seven dwelling units per acre. 

 
The older neighborhoods of Upper Merion and central portion of the Township are 
designated as village residential.  This includes Swedesburg, King Manor, Swedeland, 
Hughes Park, Valley Forge Acres, and Valley Forge Homes neighborhoods.  In addition, 
development near the Valley Forge Shopping Center and future mixed use near the 
intersection of Henderson Road and DeKalb Pike are designated village residential. 

 
• High-Density Residential: This land use category includes townhouses, garden 

apartments, mid-rise and high-rise apartments at a density of ten or more dwelling units 
per acre, although some townhouse developments may fall below this density. 

 
The Rebel Hill, Gulph Mills Village, Kingwood, Marquis Apartments, Beidler Knoll, 
Valley Forge Towers, and Lafayette Apartments developments are all designated high-
density residential. 
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• Parkland and Open Space: This land use category includes significant Township parks, 
Valley Forge National Park, golf courses, the Valley Forge Memorial Gardens Cemetery, 
and significant concentrations of passive open space, including stream corridors and 
steep slopes. 

• Office, Hotel, and Light Industry: This land use category includes offices, hotels, light 
industrial uses, and limited warehouse uses, although offices should be the predominant 
land use.  Light industrial and warehouse uses should have an attractive character that 
will blend in with office and hotel development and not detract from these uses.  Where 
feasible, office, hotel, and light industrial development should be designed to make 
walking as easy as possible, especially to nearby transit stops.  In addition, supportive 
commercial uses, such as restaurants, banks, and service businesses, should be integrated 
into this land use. 

The King of Prussia office park, Renaissance Corporate Center, Church Road corridor, 
Warner Road and 202 intersection, and South Gulph Road corridor next to the Schuylkill 
Expressway are all designated for office, hotel, and light industrial land uses. 

• Retail, Office, and Hotel: This land use category includes malls, shopping centers, retail 
commercial stores, convenience commercial stores, business offices, professional offices, 
and hotels. 

The heart of this land use category is the King of Prussia Mall and surrounding 
commercial, office, and hotel properties.  A secondary retail area is proposed along Route 
202 between the turnpike and the Chester Valley rail line.  This secondary area includes 
the Valley Forge Shopping Center, the DeKalb Plaza Shopping Center, and the Hilton 
Hotel. 

A number of existing (circle shape in Map 13) and potential (star shape in Map 13) 
convenience commercial sites are also shown, including the Village Mart and Sweetbriar 
convenience centers and future convenience retail in Swedeland, near Hughes Park, and 
in the King of Prussia office park near Valley Forge Road. 

• Industry: This land use category includes light industry, offices, warehousing, and heavy 
industrial facilities.  Industrial uses that are not able to have a low impact, office-like 
character should be located in this district; however, any use in this district should be 
properly set back and buffered from the neighborhoods of Swedeland and Swedesburg.  
This industrial land use category has been applied to land between Swedesburg and West 
Conshohocken along the Schuylkill River. 

• Transit-Oriented Mixed Use: This overlay land use designation is intended to encourage 
walkable development around future train stations along the Cross County Metro/Route 
100 extension and the existing station at Hughes Park.  A mix of apartments, elderly 
housing, retail stores, offices, and hotels might be appropriate in these transit-oriented 
areas, with all development designed to make walking to the train stations as safe and 
convenient as possible.   
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LAND USES FOR IMPORTANT TRACTS 
 
The overall land use plan described above predominantly applies to developed land and 
identifies redevelopment land uses for this land; however, Upper Merion still has a large number 
of specific tracts that are also identified in the overall land use plan.  Land uses and development 
guidelines for critical tracts, identified in Map 14, are described in detail below: 
 
Site A (13 acres)  This property, which straddles South Warner Road, is bordered by PECO 

transmission lines, Conrail rail lines, a PECO substation, and a tennis 
club.  On the southern side of the rail lines is a residential area and site A. 

 
This property should remain undeveloped and act as a transition between 
the residential area to the south and office development to the north.  
Possible alternatives include personal care homes, nursing homes, other 
institutional uses, and active recreational facilities.  The Township might 
consider low-intensity office or hotel uses on this site, if South Warner 
Road is redesigned to discourage through-traffic going south, if the uses 
are set back and buffered from land to the south, and if the PECO right-of-
way is kept open and undeveloped. 
 

Site B (132 acres) This large property, the Valley Forge Golf Club, is surrounded by roads 
on all sides and near a variety of office buildings.  This golf course 
provides a recreational resource for nearby office and retail workers while 
also providing needed open space and visual relief for the abutting 
congested roads. 

       
      This parcel was the subject of a recent Pennsylvania Supreme Court 

decision which invalidated the existing zoning. 
 
The Township recommends that as much of the parcel as possible remain 
a recreational and open space asset for the area, an asset that does not add 
to the congestion on the local roads.   
 

Site C (6 acres)  This property is located between the Valley Forge Towers and West 
Valley Forge Road. 

 
This property is greatly impacted by the proposed transit improvements 
which, if built, would traverse the property and limit the viability of any 
development. 
 
If the proposed transit improvements do not materialize, this property 
could be used for high-density residential, open space, elderly housing, or 
a hotel.  However, any development on the site not associated with the 
Valley Forge Towers should take its access from Mancill Mill Road.  In 
addition, this development should support the Route 23 relocation. 
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Site D (24 acres)  This property, which is located between Mancill Mill Road and the 

Schuylkill River, has been used for industrial purposes in the past.  This 
site should be used for medium-high density residential, perhaps with a 
mix of small-scale office and retail uses at the future Port Kennedy train 
station.  Any future development on this site must accommodate both the 
right-of-way for the Cross-County metro and the train station.  It must also 
provide improved access including a secondary emergency access.   

 
Site E (24 acres)  This area consists of three separate lots located between East Beidler Road 

and Anderson Road.  Future development should consist of single-family 
detached homes that match the character of the neighborhood and are 
clustered to preserve environmentally sensitive land.  Any future 
development in the area should interconnect the surrounding roads. 

 
Site F (33 acres)  This site, consisting of three lots crossed by a number of utility lines and 

used as a landfill, sits above the Schuylkill River looking towards 
Norristown.  The Township expects this property to retain an industrial 
character.  Any future development must be well buffered from nearby 
residential uses. 

 
Site G (87 acres)  This large site, consisting of a number of parcels, was once used for 

quarrying operations but is now ripe for redevelopment.  The site has 
frontage on Route 202, Borough Line Road, and Ross Road and 
incorporates a leased area for a Township park, Ross Park.  In addition, 
the site is traversed by a stream and a series of ponds. 

 
The Township envisions a mix of small-scale residential and non-
residential uses on this tract, with village residential development 
predominating on most of the tract, open space in the middle where the 
ponds and silting basins are located, and limited office, hotel, and small-
scale retail uses near Route 202.  This site should be designed to 
encourage walking with good pedestrian crossing points to nearby 
developments and the Chester Valley Trail; should be laid out with 
multiple road access points; and should include an expansion of Ross 
Park. Future development must protect existing adjacent residential 
neighborhoods, and must not provide access via Ross Rd.  

 
Site H (72 acres)  This property is bordered by the village of Swedeland, a quarry, the 

Matsunk sewage treatment plant, and industrial development.   
Most of this site should be used for office and industrial development with 
an emphasis on distributing traffic peak flows.  However, the southern 
corner of the site next to Swedeland should be developed for residential 
purposes, acting as a small extension and buffer for Swedeland village.  In 
addition, some convenience commercial uses could be built on this site.  
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Development on this tract must include a road connection between Flint 
Hill Road and River Road, most likely as an extension of Hertzog 
Boulevard.  This road will act as a bypass for traffic going through 
Swedeland village. 

 
Site I (17 acres)  This property is located between the Schuylkill River and the Harrisburg 

Railroad line near the Dannehower Bridge.  The site has difficult access 
issues and must address these in order to develop.  This site could be used 
for medium to high density residential, as well as a riverfront park. 

 
Site J (17 acres)  This property contains the former Lafayette Club and Golds Gym, as well 

as the wooded area along Abrams Run between Valley Forge Road and 
Keebler Road. 

       
      As much of this site as possible should remain as open space with 

opportunities for recreation. 
 
Site K (28 acres)  This property, which was originally part of the Allan Wood steel complex, 

is now vacant.  It should be developed in the future for industrial 
purposes. 

 
Site L (198 acres)  This site, the Gulph Mills Golf Club, provides recreation and open space 

in the Gulph Mills and Swedeland areas and should remain open and 
undeveloped. 

 
Site M (9 acres)  This property, which is part of the GlaxoSmithKline property on the other 

side of Jones Road, is heavily wooded with relatively steep slopes.  This 
site should remain open to provide an open space amenity for the 
neighborhood in this area. 

 
Site N (31 acres)  This property is located at the intersection of Croton Road and South 

Warner Road and is known as the Martin’s Dam property.  The property is 
heavily wooded and contains a small reservoir used as a swim club and 
recreation area. 

      
      This site should remain as an open space or recreation use. 
 
Site O (26 acres)  This property is located on South Gulph Road near the Morrisville rail line 

and is known as the Philadelphia Gear Site.  The site has previously had 
an industrial use and contains considerable amount of building space and 
parking.   

     
This site is situated at the intersection of two major corridors in the 
township.  The 202 Corridor is the most significant corridor in the 
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township and carries both through traffic and destination traffic.  The uses 
in this part of the 202 corridor include major destination retail, office, 
hotels, and residential.  Maintaining accessibility to uses along the 
corridor while preserving the ability to carry through traffic should be a 
primary goal for the community. 

 
The South Gulph Road is also heavily traveled, but also contains 
difficulties in accommodating future growth.  Right-of-Way issues, along 
with physical barriers along South Gulph make it difficult for future 
widening to occur.  Although large traffic generators exist along the 
corridor, strip commercial and other similar uses have been restricted to a 
few isolated areas.   

 
The Philadelphia Gear site is also adjacent to what could be a future train 
stop for the SEPTA Rt. 100 extension to the mall.  The Rt. 100 extension 
is considered the most likely of the proposed rail project in the area to be 
realized.   
 
This site should be available for office, hotel, and light industry uses.  It 
should also be allowed to develop as a transit-oriented, mixed use in 
connection with the potential SEPTA station located nearby.  Special 
attention should be given to traffic impacts on South Gulph Rd. 
 

Site P (80 acres)  This site is located northwest of the King of Prussia Mall on Mall 
Boulevard and is known as the Lockheed Martin property.  The Lockheed 
Martin site is located in the commercial and office core of the township.  
The site has direct access to the Schuylkill Expressway, Rt 202, and the 
PennTurnpike.  It is surrounded by entertainment, restaurants, offices, 
mall, and other shopping facilities.   

 
     This site should continue to be utilized as a high-intensity use with office, 

hotel, and light industry, and/or medium density residential.  Any 
redevelopment should also be done with an overall master plan, not 
piecemeal. 

 
Site Q (120 acres) This site consists of several different properties which run east and west 

through the center of the township and is known as the PECO 
transmission line.  These properties are currently being used to house 
electric transmission lines.  Recent changes in PECO’s approach to land 
utilization have made this land available for development.   

 
     These properties should remain undeveloped, except for the continued use 

as a utility line.  If development occurs, however, it must be shown that 
EMF levels under the transmission wires are at a safe level. 
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Site R    This site is located along Church Road between Henderson Road and Flint 

Hill Road, and is known as the Church Road Corridor.  The Church Road 
Corridor has a diversity of uses including residential, light and heavy 
industrial, and most recently, office.  The corridor is primarily considered 
an employment center. Nevertheless, the location and mix of these uses 
creates a problem because they interspersed in a way that potentially 
compromises the integrity of each other.   

      
     This site should remain as an area of the township designated for light 

industry. 
 
Site S (50 acres)  This site is located between Henderson Road and Yerkes Road, and 

between the new Shoemaker Road extension and Gulph Road School.  
The new Shoemaker Road Extension is complete with new light 
industrial/office uses along it.  Particularly vulnerable are the residences 
along Holstein Rd, which border the industrial district.  

 
     This site should be redeveloped as a village residential area with an 

emphasis toward the nearby SEPTA Rt. 100 station.  
 
In addition to the several new development opportunities listed above, the Township has several 
redevelopment opportunities throughout the Township.  In particular, the Route 202, Gulph 
Road Henderson Road, and South Church Road have many opportunities for redevelopment. 
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CHAPTER 3 
IMPLEMENTATION 

 
 
The land use plan outline in Chapter 2 does not, by itself, have any ability to affect development 
in the Township.  This plan is simply a plan—a guide to the Township for its land use decisions. 
 
However, there are three primary methods the Township can use to implement the plan.  These 
are: 

• Amend the Township Zoning and Subdivision Ordinances to reflect the land use plan. 

• When land developments and subdivisions are submitted, work with developers to get well-
designed developments that meet the Township’s goals.  This will be easier to do after the 
Township’s Zoning and Subdivision Ordinances are changed and developers are required to 
comply with these ordinances. 

• Build improvements recommended in the plan, such as parks, sidewalks, road alignments, 
bike trails, and train lines.  Many of these improvements, if not most, will not be built by the 
Township; instead they will be built by PADOT, the Turnpike Commission, SEPTA, or the 
county.  However, the Township must work with these agencies to get improvements that 
support the land use plan. 

 
Amending the Township’s Zoning and Subdivision Ordinances is the primary method of 
implementation.   The rest of this chapter discusses ordinance changes that will be necessary to 
implement the plan. 
 
CONSOLIDATION OF EXISTING ZONING DISTRICTS 
 
Upper Merion currently has a large number of residential and non-residential zoning districts that are 
very similar to each other.  As of April of 1999, there were twelve residential districts plus a cluster 
overlay and eleven non-residential districts.  The Township could reduce the number of overall 
districts and create more differentiation between its commercial districts.  The following changes 
can be proposed: 
 
Residential/Open Space Districts 

1. The AG District should remain as is. 

2. The RA District should remain as is. 

3. The R-1A District requirements should remain as is, however, the name of the district could be 
changed to R-R Rural Residential.  

4. The R-1 District, which allows 20,000-square foot lots, should be left as is.  

5. The R-2A and R-2 Districts should be combined into one R-2 District and should require 
15,000-square foot lots where public sewers are not available and 10,000-square foot lots where 
public sewers are available. 
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6. The G and R-3 Districts should be combined into one R-3 District, using new design standards 
that allow a full range of residential housing types. 

7. The R-3A and R-3B Districts should be combined into one R-4 District, using a maximum 
density between the two districts, i.e., about seven dwelling units per acre, with singles, twins, 
and townhouses allowed in the combined district. 

8. The HR District should be amended to allow shorter apartment buildings. 

9. The UR District should be changed to an overlay district on all residential districts to permit 
planned residential developments and required open space.  The UR land in Sweetbriar should 
be rezoned R-2, and the UR land at Rebel Hill should be rezoned to R-3 or R-2.     

10. The current cluster provisions should be eliminated and replaced with a cluster ordinance that 
requires more open space.  The new cluster regulations could require all single-family detached 
developments on tracts of 15 acres or more in the R-R, R-1, and R-2 Districts to cluster.  The 
density of units allowed in the cluster would be based on the number of units a tract of land 
could support if there were no cluster. 

• The R-R District, which should have a base lot size of one acre, 60 percent open space and a 
minimum lot size of 10,000 square feet will be required. 

• The R-1 District, which has a base lot size of 20,000 square feet, 50 percent open space and a 
minimum lot size of 7,500 square feet should be required. 

• The R-2 District, which has a base lot size of 10,000 square feet, 40 percent open space and a 
minimum lot size of 5,000 square feet should be required.  These lots could be designed in a 
zero lot line manner, where one side of each home is close to a lot line and has few, if any, 
windows in the wall closest to this lot line. 

All open space should be required to meet specific design criteria intended to preserve the open 
space character of tracts of land. 

All of these changes would reduce the number of residential districts from 12 to 8, with a rewritten 
cluster district. 
 
Non-Residential Districts 
 
1. In addition to its Shopping Center District, Upper Merion has four other zoning districts that 

allow extensive retail facilities.  The Township should take these four districts and create greater 
distinction between them. 

(a) C-O District.  The C-O District should be renamed to P-O Professional Office, where only 
offices and similar uses are permitted.  This district can act as a transition between retail 
commercial areas with busy roads and nearby residential neighborhoods.  This district would 
require limited signage space and height, soft sign illumination, controlled lighting, 
extensive buffering from residences, and controlled locations of trash and loading areas.  

 
(b) C-1 District.  The C-1 District should be renamed to C-C Convenience Commercial, and 

would be intended to serve local convenience shopping needs within residential and 
office/industrial areas.  The C-C District should have a very limited number of permitted 
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uses, such as convenience stores, grocery stores, drug stores, video stores, and personal 
service shops.  In residential areas, the C-C District should also have extensive design 
requirements so that development fits in with the residential neighborhood and has minimal 
adverse impact on abutting residential properties.  These requirements should include limited 
signage, soft sign illumination, residential scale to buildings, pitched roofs, residential 
building materials, controlled lighting with limited pole heights, extensive buffering from 
residences, and controlled locations of trash and loading areas. 

(c) C-2 District.  The C-2 District should be renamed G-C General Commercial, where most 
commercial uses are permitted except heavy commercial uses as described below.  

(d) C-3 District.  The C-3 District should be renamed H-C Heavy Commercial and would be 
intended to accommodate commercial uses that have a quasi-industrial character and tend to 
have an adverse impact on abutting properties.  Such uses include car repair facilities, 
vehicle sales agencies, gasoline stations, lumber yards, contracting businesses, outdoor sale 
of goods, outdoor recreation, rental centers, etc.  The H-C District should not permit any 
general retail stores or shopping centers, but should permit offices and industrial uses. 

 
2. The SC Shopping Center District should remain as is. 
 
3. The AR, AR-1, SM, and SM-1 Districts should be combined into one or two district that permit 

general offices, office parks, and research facilities. 
 
4. The LI and HI Districts should be combined into one industrial district, including the addition of 

more dimensional and impervious surface standards.   

These changes would reduce the number of non-residential districts from eleven to seven. 
 
 
NEW ZONING DISTRICTS OR OVERLAY DISTRICTS 

In addition to the consolidation and update of zoning districts discussed above, the Township 
proposes to create a number of new zoning districts or overlay districts that will help meet the goals 
discussed in Chapter 2.  Each of these districts is listed below. 
 
1. Transit Oriented Design Overlay District 
 

The Township should create a new mapped overlay district that will allow more intense 
development within ¼ mile of future train stations when this development meets certain design 
requirements.  The TOD Overlay District would primarily be applied to non-residential districts 
in the King of Prussia area.  This ordinance would allow uses not normally permitted in the 
underlying zoning districts, such as apartment buildings in the office district or mid-rise offices 
in the shopping center district, to be built provided they are designed to encourage people to 
walk to nearby train stations.  The ordinance might include the following design requirements: 

(a) Within tracts proposed for development, buildings must be located as close to proposed train 
stations and major roads as possible. 

(b) Parking should be located behind buildings to create a more pedestrian friendly streetscape. 
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(c) Parking garages may be required.  Garages facing streets should have retail or office 
facilities in their first floor to encourage walking. 

(d) The number of driveways connecting to abutting roads should be minimal, no more than one 
per property per street and preferably less, with abutting properties sharing a common 
driveway. 

(e) Buildings should have a front door facing the main street. 

(f) Some retail or personal service uses should be provided on the ground floor. 

(g) A 5 to 10-foot landscaped area should be provided next to streets with an 8-foot wide 
sidewalk. 

 
2. Route 202 Corridor Design Overlay  District  
 

The Township should create a new mapped overlay district that would require additional design 
for proposed land developments along Route 202.  The ordinance might include the following 
design requirements: 

(a) The parking lots of abutting non-residential properties should be interconnected, with 
cross-easements for these interconnections. 

(b) No more than one driveway is permitted per street per development, except for properties 
with more than 1,000 feet of frontage. 

(c) A landscaped strip at least 10 feet in width should be provided in parking lots every four 
rows of parking.  A landscaped island should separate the ends of parking rows from 
driveways. 

(d) Building facades should be varied by 15-foot or larger offsets in the façade for each 100 feet 
of façade length. 

(e) Building rooflines should be varied by 15-foot or larger offsets for each 100 feet of roof 
length. 

(f) A direct sidewalk should connect the front door(s) of proposed buildings with abutting 
streets. These sidewalks must be separated from parking spaces, driveways, and/or streets by 
a 5-foot wide landscaped strip. 

(g) Developments with 100,000 square feet or more should provide a bus stop along abutting 
streets that are feeder or higher in classification.  A bus pull-off area, a bus shelter, and a 
sidewalk should be provided in this location. 

(h) Adequate crosswalks and other pedestrian facilities should be provided. 

(i) For existing developments, the zoning ordinance would have to be amended to include a 
requirement to bring properties into compliance with all regulations upon alteration of more 
than 25% of the gross floor area of a structure or a change in use.  Although results may not 
be immediate, it is important to have the regulations in place to address future expansions 
and/or redevelopment of existing businesses.  
 

3. South Gulph Road Design Overlay District  
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The Township should create a new mapped overlay district that would require additional 
design for proposed land developments along South Gulph Road and may permit additional 
institutional uses in this area.  These design requirements may also be applied to other areas 
of the Township where non-residential uses are near residential uses.  The ordinance might 
include the following design requirements: 

(a) For freestanding signs, only monument signs should be permitted at a maximum height of 6 
feet. 

(b) The maximum size of signs should be reduced in the overlay area. 

(c) Signs may be lit with external lighting or, if internal lighting is used, only the letters may be 
lit.  Backgrounds of internally lit signs should be opaque, with no light shining through the 
material. 

(d) Buildings and parking lots should be screened /buffered from South Gulph Road.  Low 
berms, buffer planting, and hedges should be required.  Stone and brick walls would also 
be permitted. 

(e) Non-residential buildings within 100 feet of South Gulph Road or within 100 feet of a 
residential zoning boundary should have a footprint that is less than 10,000 square feet and 
should have pitched roofs covering at least 80 percent of the building, with a pitch of at least 
six vertical inches to every twelve horizontal inches. 

(f) Most parking should be located to the side or rear of non-residential buildings. 

 

(g) A landscaped strip of at least ten feet in width should be provided in parking lots for every 
four rows of parking.  A landscaped island should separate the ends of parking rows from 
driveways. 

(h) Common driveways are encouraged.  Parking areas of abutting non-residential properties 
should be interconnected. 

(i) Light poles should not exceed a height of fifteen feet. 

(j) Exterior lighting should be screened so as not to permit the source of illumination to be seen 
from off-premises. 

 
 
AMENDMENTS TO THE ZONING AND SUBDIVISION ORDINANCES 
 
In addition to creating a variety of new zoning or overlay districts, the Township should consider 
making a number of amendments to the current Zoning Ordinance, Subdivision of Land Ordinance, 
and Streets and Sidewalks Ordinance.  Each of these changes is listed below. 
 
1. The future office and light industrial districts may be amended to encourage the provision of 

limited small scale retail facilities, professional offices, day care centers, banks, personal 
service businesses, and other service uses.  The zoning districts may include bonus 
provisions designed to encourage these uses. 
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2. The following regulations should be added to the general regulations chapter of the Zoning 

Ordinance: 

(a) Loading areas, loading docks, transformer and other utility areas, and trash areas must be fully 
screened from view, set back 150 feet from residential zoning district boundaries, and are not 
permitted within front yards. 

(b) Pedestrian access should be built from all non-residential buildings and apartment buildings from 
the front doors of these buildings to an abutting street. 

(c) For streets designated as walkable streets, the Township may create bonuses for buildings that 
are constructed close to the street, with a front door along the street. 

3. All non-residential zoning districts should be amended to include minimum building and parking 
area setbacks from abutting residential zoning district boundaries. 

4. The following additional regulations should be added to the Township’s Subdivision Ordinance: 

(a) Parking lots with more than ten parking spaces should be set back at least 10 feet from the 
property lines and street right-of-way lines, unless a shared parking and driveway agreement is in 
place. 

(b) Specific design criteria for various traffic calming techniques should be added to the ordinance. 

(c) Non-residential land developments with 100,000 square feet or more of building square footage 
should be required to provide bus shelters, bus pull off areas, and direct sidewalk connections 
from bus shelters to front doors, whenever these developments front roads with bus lines. 

(d) Design standards for bicycle lanes should be added to the ordinance.  The Township may 
designate streets where these lanes are needed. 

5. The following additional regulations should be added to the Township’s Streets and Sidewalks 
Ordinance: 

(a) Along residential streets, sidewalks should be at least four feet in width.  In heavier traffic areas, 
sidewalks should be at least five feet in width. Along major arterials, such as Route 202, 
sidewalks should be at least eight feet in width. 

(b) On residential streets, a landscaped strip at least two feet in width should be placed between the 
sidewalk and the curbline.  Along all other streets, this landscape strip should be at least three 
feet in width. 

(c) Design standards for better pedestrian crossing of streets and driveways should be added to the 
ordinance. 
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