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ÅIntroduction
ÅSummary of the Planning Process
ÅSummary of Market Study and Fiscal Impact Analysis
ÅProject Schedule / Scope
ÅVision & Goals
ÅOnline Survey Results (646 responses)
ÅDraft Recommendations
ÅNext Steps

Meeting Agenda
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ÅBrett H. MacKay, Chairman
ÅPatricia Younce, Vice Chair
ÅDouglas Leach
ÅJoseph Vavra
ÅMatt Chartrand
ÅDr. Edward Buonocore
ÅNancy Becker
ÅDennis McGeehan
ÅMichael Main

Steering Committee (Towamencin Planning Commission)
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Professional Team
Å Peter Simone, RLA, FASLA, Principal 
 psimone@simonecollins.com
Å Pankaj (PJ) Jobanputra, AICP, Project Manager/Planner
 pjobanputra@simonecollins.com 
Å Todd Poole, President, 4Ward Planning
 tpoole@landuseimpacts.com
Å Tim Adams, Planner
 tadams@simonecollins.com

Project Team
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ÅDuring the planning process, we have had:
Å4 Planning Commission meetings
Å1 Public Meeting
Å4 Focus Groups
Å4 Standing Committee meetings
Å10 Key Person Interviews
Å646 Public Opinion Survey responses

Summary of the Planning Process
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ÅSome key themes regarding quality of life emerged from the 
survey:
ÅProtect the environment 
ÅWalkability / Connectivity
ÅMore and better parks and open space
ÅMore dining and entertainment opportunities close to home
ÅPublic Safety 
ÅProviding emergency services
ÅAccess to medical services
ÅMitigating Traffic Congestion / Good road maintenance
ÅProviding more / diverse housing opportunities (all age groups)
ÅBalancing taxes with services

Summary of the Planning Process
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ÅLǘΩǎ ŀ ƎǳƛŘŜ ǘƘŀǘ ǇǊŜǎŜƴǘǎ ǘƘŜ ƭƻƴƎ-term vision for a community
ÅLegal/planning basis for changes to Zoning
ÅProvides a template for future growth and development
ÅAllows a community be proactive, rather than reactive, to internal 

changes
ÅIdentifies elements that can shape a community and how these 

influences can be balanced
ÅIdentifies opportunities for local, regional  and statewide 

partnerships and funding
ÅUnifies the ideas and commitments of residents, businesses and 

elected officials as a guide for decision-making
ÅPA Municipalities Planning Code (MPC) states comprehensive 

plans shall be reviewed at least every 10 years

Why Prepare a Comprehensive Plan?

2020 Population: 18,446

The Township is expected 
to grow by 7% (19,772) by 
2050
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ÅResidential: ¢ƘŜ ¢ƻǿƴǎƘƛǇΩǎ ǎǳōǳǊōŀƴ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ƛǎ ǘƛƎƘǘΣ 
with little built over the past two decades.
ÅTowamencin Township has market support for capturing 128 and 214 

additional housing units by 2028, principally in the form of multi-family 
rental and townhouses averaging 1,800 s.f.

ÅSenior Housing: The Township has a relatively large share of age-
restricted housing units. 
Å/ƻƴǎƛŘŜǊŀǘƛƻƴ ǎƘƻǳƭŘ ōŜ ƎƛǾŜƴ ǘƻ ƳƻŘƛŦȅƛƴƎ ǘƘŜǎŜ ǳƴƛǘǎ ŦǊƻƳ άŀƎŜ-
ǊŜǎǘǊƛŎǘŜŘέ ǘƻ άŀƎŜ-ǘŀǊƎŜǘŜŘΣέ ǘƻ ǇǊŜǇŀǊŜ ŦƻǊ ŦǳǘǳǊŜ ǎƘƛŦǘǎ ƛƴ ƘƻǳǎƛƴƎ ƴŜŜŘǎ 
and preferences.
ÅAge-restricted: Refers to housing developments where a legal restriction 

requires that all residents are 62 years of age or older or developments where 
at least one person (per household) who is age 55 or older lives in at least 80 
ƻŦ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ƻŎŎǳǇƛŜŘ ǳƴƛǘǎ
ÅAge-targeted: Refers to housing developments with amenities attractive to 

older residents or empty nesters, but without any legal restrictions on the 
age(s) of residents

Summary of Market Study (prepared by 4Ward Planning)
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ÅRetail: Underutilized commercial sites could be redeveloped to 
include multi-family housing.
ÅNew housing in the Township would likely increase its customer base and 

help attract and support additional food and beverage establishments.
ÅFurther, there will likely be demand for more retail, in general, should 

additional multi-family units get built.

ÅOffice: Potential new office space in the Township should be 
limited and targeted to local-serving businesses in need of flexible 
office space (e.g., medical office, coworking spaces). 
ÅAdditionally, office-to-residential development, where feasible, could be a 
ǎǘǊƻƴƎ ŜŎƻƴƻƳƛŎ ŀƴŘ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǎǘǊŀǘŜƎȅ ŦƻǊ ǘƘŜ ¢ƻǿƴǎƘƛǇΩǎ ŜȄƛǎǘƛƴƎ 
underutilized office spaces.

Summary of Market Study (prepared by 4Ward Planning)
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Summary of Fiscal Impact Analysis (prepared by 4Ward Planning)
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Summary of Fiscal Impact Analysis (prepared by 4Ward Planning)
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Summary of Fiscal Impact Analysis (prepared by 4Ward Planning)
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Project Schedule

Å Five (5) Board of Supervisor 
Meetings

Å Six (6) Planning Commission 
Meetings

Å Three (3) Public Meetings
Å Four (4) Meetings with Township 

Committees
Å Four (4) Focus Groups
Å Staff Meetings
Å Six (6) Key Person Interviews
Å Online Survey
Å Meeting with County Planning 

Commission
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Å Data Collection and Review
Å Review existing plans and ordinances
Å Site reconnaissance

Å Trends Analysis
Å Demographics and growth trends
Å Housing analysis
Å Land use trends, areas available for development and 

desired for preservation
Å Investigation of areas that could be catalysts for change

Å Towamencin Village core
Å Educational and institutional facilities
Å Large scale institutional and residential communities
Å Shopping centers
Å Sumneytown Pike corridor
ÅWambold Road industrial corridor
Å Public pools and parks
ÅwŜƳƻǘŜ άǇŀƴƘŀƴŘƭŜέ
Å Land use effects of Route 309 connector and other transportation 

improvements

Project Scope
Å Reports, Writing, Data Assembly, Mapping, Graphics
Å Status reports
Å Narrative for Comprehensive Plan
Å Presentations for meetings
Å Mapping and graphics
Å Executive summary
Å Draft Plan and 2-month review period
Å Final Plan
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The 2025 Towamencin Township Comprehensive Plan 
Update envisions the Township as a vibrant, growing 
and flourishing community in the heart of Montgomery 
County with a promising  future based on the quality of 
community services and public amenities, appreciation 
and protection of historic and natural resources, 
commitment to balanced growth and a dedication to 
maintain a quality of life for current and future 
ǊŜǎƛŘŜƴǘǎΦ  

Draft Plan Vision
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Draft Plan Goals

Land Use

Responsibly balance 
development and growth 
with open land protection 

and conservation that 
preserves community 

characteristics and  
identity while also 

ensuring the long-term 
Ǿƛǘŀƭƛǘȅ ƻŦ ǘƘŜ ¢ƻǿƴǎƘƛǇ Φ 

Transportation

Make all modes of 
transportation safer 

and more 
ŜŦŦƛŎƛŜƴǘΦ ²ƻǊƪ ǘƻǿŀǊŘ 
improving roadways 

and Complete Streets 
and building 

transportation 
infrastructure toward a 
Vision Zero modal of no 

fatalities or serious 
injuries. 

Open Space & 
Recreation

Protect and enhance 
existing Township 

parks, explore 
opportunities for 

additional park lands 
and seek to preserve 
remaining open lands 

in the Township. 

Community 
Facilities

Provide community and 
municipal facilities and 
services that enhance 
the safety and quality 
of life for all Township 

residents.
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Draft Plan Goals

Resources and 
Energy 

Conservation

Enhance protections for 
ǘƘŜ ¢ƻǿƴǎƘƛǇ Ψǎ ǳƴƛǉǳŜ 
historical, cultural, and 

environmental resources 
and promote their 

importance.

Housing

Pursue a variety of 
housing types that 
mitigate suburban 

sprawl, preserve existing 
neighborhood character 

while also addressing 
the need for additional 

housing.

Economic 
Development

Encourage opportunities 
for economic 

development that are 
congruent with 

community values.
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Å646 responses / 99% are Township residents

Å47% of respondents are between the ages of 45-64 (Gen X / Boomers)
Å30% are 65+ (Boomers+)

Å23% are 25-44 (Millennials) 

Å44% are in 2-person households

Å50% have lived in Towamencin for at least 21 years

Å98% own their place of residence

Public Opinion Survey Results
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Select Opinion Survey Results to date 

ÅΨhǘƘŜǊΩ ǊŜǎǇƻƴǎŜǎ 
include:
ÅFitness centers
ÅFill up empty stores
ÅVibrant shopping 

village
ÅLocally-owned 

businesses
ÅCoffee shops



Towamencin Comprehensive Plan Update20

Select Opinion Survey Results to date 

ÅΨhǘƘŜǊΩ ǊŜǎǇƻƴǎŜǎ 
include:
ÅHousing costs

ÅCost of living

ÅProximity to 
Turnpike

ÅAnticipated growth

ÅAlways lived here
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Select Opinion Survey Results to date 
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Select Opinion Survey Results to date 

1

W. Orvilla Rd. and Welsh Rd.

S. Valley Forge Rd. and 
Sumneytown Pike

Old Forty Foot Rd. and 
Sumneytown Pike

Allentown Rd. and Forty 
Foot Rd.

Forty Foot Rd. and 
Sumneytown Pike

1

2

2

3

3

4

4

5

5

Top 5
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Select Opinion Survey Results to date 

51.63% 51.37%

42.61%

34.60%

28.72%

16.81%

Police Fire EMS Snow removal Medical services Road
maintenance

0.00%

10.00%

20.00%

30.00%

40.00%

50.00%

60.00%

How adequate do you find the following services in the 
Township?

Very Adequate

Adequate

Neutral

Not Adequate

No Opinion

Å{ƻǊǘŜŘ ōȅ Ψ±ŜǊȅ 
!ŘŜǉǳŀǘŜΩ
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Select Opinion Survey Results to date 

Å{ƻǊǘŜŘ ōȅ ΨIƛƎƘ 
tǊƛƻǊƛǘȅΩ
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Select Opinion Survey Results to date 

Å{ƻǊǘŜŘ ōȅ Ψ{ǘǊƻƴƎƭȅ 
!ƎǊŜŜΩ
ÅΨhǘƘŜǊΩ ǊŜǎǇƻƴǎŜǎ 

include:
ÅModernize area
ÅAffordable housing
ÅIncrease walkability
ÅAttract people from 

other locations
ÅMore businesses
ÅOpportunities for 

community 
interaction
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Select Opinion Survey Results to date 

ÅSorted by 
Ψ±ŜǊȅ 
LƳǇƻǊǘŀƴǘΩ
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KPIs - Completed

ÅRyan Beltz, Executive Director, Perkiomen Creek 
Watershed Association

ÅWill Brugger, Township Director of Planning, Zoning and 
Code Enforcement

ÅChad Dixson, Township Traffic Engineer

ÅEric Jarrell, Community Planning Manager, Montgomery 
County Planning Commission

ÅDavid Kraynik, Township Manager

ÅDavid Kriebel, President / Firefighter, Towamencin 
Volunteer Fire Company

ÅBrett MacKay, Chair, Towamencin Planning Commission

ÅVernon and Matt Seipt, Freddy Hill Farms

ÅCarolyn Shisler, Township Code Enforcement Officer

ÅTimothy Troxel, Chief, Towamencin Police Department

ÅShane Wheeler, CEO, Volunteer Medical Services Corps

Key Person Interviews / Focus Groups
ÅGeoffrey Wainwright, Lieutenant, Towamencin Police 

Department

ÅStephen Zbyszinski, Senior Farmland Preservation 
Planner, Montgomery County Planning Commission

Focus Groups ς Completed

Å Schools / Educational Institutions

ÅRecreational Groups / Community Resources

ÅSenior Groups / Senior Living / Fraternal Groups

ÅBusinesses / Developers



Land Use
Towamencin Comprehensive Plan Update
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Township Land Use
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Future Land Uses

Industrial


