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INTRODUCTION 

The Borough of Ambler seeks to revitalize its once prosperous and now 

underutilized industrial area.  The common vision for the redevelopment of this 

area, referred to as the Rail Corridor, is to revitalize the corridor as a vibrant and 

diversified employment center for the Borough.  This desire is evident 

throughout the community and well documented in several previous plans, 

including the Borough’s Comprehensive Plan, the Montgomery County Planning 

Commission’s report “Industrial Revitalization – A Guide to Potential Opportunities 

in Ambler Borough” and the Ambler Borough Revitalization Plan.   

As with most former industrialized areas, buildings that once represented 

vibrant manufacturing activity in Ambler’s Rail Corridor are now functionally 

obsolete for today’s marketplace.  Many of these sites are further negatively 

impacted by uncertain environmental conditions, inadequate utility systems and 

deteriorating infrastructure.  Giant buildings and structures, once home to 

hundreds of employees, are abandoned, dilapidated, unsafe and generate little 

benefit and economic value.  In some cases, the sheer physical presence of these 

deteriorating structures cast negative images adversely impacting the 

community.   

It is more than the current physical conditions of these buildings, however, that 

prevent Ambler’s vision for revitalizing this area from becoming a reality.  Other 

critical planning issues such as poor access, limited parking, incomplete streets 

and the defective arrangement of buildings are also major impediments.  

Furthermore, these obstacles have proven too costly or cumbersome for private 

enterprise to address.  As a result, the type of meaningful redevelopment 

envisioned for the Rail Corridor has been limited. 

It is for these reasons that the community further evaluated this area to 

determine what measures – statutorily and legislatively – could be taken to 

remove the impediments preventing redevelopment of this former industrial 
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corridor.  To that end, the Borough initiated the process as defined under the PA 

Urban Redevelopment Law to declare the targeted area a Certified 

Redevelopment Area and to prepare a Redevelopment Area Plan for the same. 
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PROCESS 

The Ambler Borough Council created a Revitalization/Redevelopment Committee 

(“the Committee”) to address the targeted redevelopment area and prepare a 

Redevelopment Area Plan, as prescribed by the Pennsylvania “Urban 

Redevelopment Law”, Public Law No. 991, originally approved in 1945.   

This Committee was representative of the community including members of 

Council, the Ambler Borough Planning Commission, the Ambler Main Street 

Program and other administrative/technical personnel involved with planning 

and development in the borough. 

A Cooperative Agreement between the Montgomery County Redevelopment 

Authority and Ambler Borough was approved in December 2000.  The formal 

adoption of this agreement initiated the redevelopment process.  The Committee 

convened in March 2001 to certify the area as blighted.  On May 29, 2001 the 

Ambler Borough Planning Commission and, then on September 12, 2001, the 

Montgomery County Planning Commission passed resolutions certifying the area 

as blighted; the Committee then underwent the steps necessary to develop a 

Redevelopment Area Plan.   

The Committee utilized existing plans as the foundation to prepare the goals and 

objectives of the Redevelopment Area Plan.  These plans included the borough’s 

Comprehensive Plan, the Montgomery County Planning Commission’s report 

“Industrial Revitalization – A Guide to Potential Opportunities in Ambler Borough” 

and the borough’s recently adopted Revitalization Plan, prepared by Carter van 

Dyke Associates.  The Committee met on more than eight separate occasions to 

review and prepare this document.  In addition, the Committee held public 

meetings with property owners, as well as provided periodic updates to Council.  

A comprehensive, coordinated and open process was used to develop this plan.  

Meeting agendas, minutes and a work schedule are provided as Exhibit C. 
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The result of this process is the completion of a Redevelopment Area Plan 

prepared in accordance with the regulations of the Urban Redevelopment Law, 

P.L. 991.  Upon adoption of the Redevelopment Area Plan, the Redevelopment 

Authority will prepare a Redevelopment Proposal to implement all or a portion of 

this plan.   
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CURRENT CONDITIONS 

The Rail Corridor represents both the past and the future for Ambler Borough.  

At first glance it is obvious to see the town’s industrial heritage – smokestacks, 

railroad tracks and factory buildings still dominate the landscape.  Yet, given a 

closer look, one can see the potential for its future – high-tech companies, 

offices, a bustling commuter rail station and other new commercial enterprises.  

This is a future that re-establishes the area as a vibrant and diversified 

employment center equipped with the amenities and infrastructure needed by 

businesses to be competitive in the 21st century. 

The Redevelopment Area contains 49 different parcels that include a myriad of 

uses, such as light industrial, public transportation, commercial, and office.  

Ambler is located within minutes of the Pennsylvania Turnpike, the Blue Route 

(Route 476) and Route 309 giving it convenient access and location for 

employers and businesses.  It also hosts a major regional commuter 

transportation corridor passing through the heart of the redevelopment area – 

the SEPTA R5 rail line. 

Ambler is situated in Eastern Montgomery County and surrounded by 

communities that have experienced exceptional growth over the past decade.  

This growth is providing a catalyst for revitalization in Ambler Borough.  The 

community has devoted much time and effort towards revitalizing its commercial 

business district.  The Ambler Main Street Program has targeted development 

efforts for the business district and other improvements along Butler Avenue.  In 

addition, the community has worked with the county to create a comprehensive 

revitalization program aimed at enhancing its commercial, industrial, business 

and residential districts. 
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OBJECTIVES 

The objective of the Redevelopment Area Plan is to re-establish the “Rail 

Corridor” as a vibrant and diversified employment center that enhances the 

quality of life for residents and strengthens the economic base of the community.  

In particular, the following goals and objectives will help guide the 

redevelopment process: 

1. Develop comprehensive and flexible zoning standards to facilitate new 
development within the area. 

2. Enhance and develop infrastructure and amenities to attract developers and 
major employers to the area. 

a. Facilitate private/public partnerships where needed to remove 
impediments that limit new private sector investment and development. 

b. Enhance the commuter rail transit station area as an advantage for 
new businesses to locate in Ambler and as a point of destination for 
visitors to access the central business district. 

c. Improve and expand public infrastructure (roads, utilities, fiber-optics, 
etc.) where feasible, through innovative private/public partnerships to 
support new development and attract businesses to area. 

d. Create more effective traffic circulation patterns within the rail corridor, 
especially along Maple Avenue. 

3. Coordinate and integrate the Redevelopment Area Plan with the borough’s 
Main Street Program and other revitalization efforts. 

a. Recognize and maximize the synergy between the “downtown” and the 
Rail Corridor. 

b. Encourage development in the Rail Corridor that enhances and 
contributes to the revitalization of Butler Pike. 

c. Create a pedestrian friendly environment that connects the Rail 
Corridor with the commercial business district and commuter rail 
station. 

4. Develop innovative and economically feasible solutions to increase parking for 
future development in the area. 
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a. Encourage use of shared parking to accomplish goals of plan and 
provide incentives for private developers and property owners to 
participate. 

b. Create an innovative partnership with SEPTA and adjacent property 
owners to maximize development opportunities around SEPTA’s surface 
parking lot, while providing the necessary parking requirements to 
support rail commuters and tenants.  

i. Consider use of a multi-level garage to accommodate parking 
requirements. 

ii. Evaluate feasibility of sharing costs among property owners and 
developers to accomplish desired goals.  

5. Incorporate and develop passive and active recreational amenities, where 
appropriate, throughout the area in accordance with the borough’s 
Comprehensive Plan and Open Space Plan. 

a. Improve the image and negative perception associated with the 
“asbestos piles.” 

b. Develop bike and walking trails as amenities in the area. 

6. Address and resolve, where applicable, environmental conditions impeding 
future development. 

7. Encourage, where appropriate and feasible, the adaptive reuse of existing 
buildings and promote the history and character of the Rail Corridor. 

8. Establish a Redevelopment Committee, appointed by Council, to promote, 
guide and oversee the implementation and intent of the Redevelopment Area 
Plan and subsequent Redevelopment Proposals. 

a. Recognize and understand the limits and opportunities in the 
marketplace to attract the desired development.  Strategically prioritize 
the utilization of public resources and incentives to leverage private 
investment. 
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REDEVELOPMENT PLAN COMPONENTS 
 

The project area described herein under Section (1) has been certified as a 

“Redevelopment Area” by the Ambler Borough Planning Commission on May 29, 

2001 and the Montgomery County Planning Commission on September 12, 

2001.  These certifications were made because of the existence of conditions of 

blight as enumerated in Section 1702 of the Urban Redevelopment Law of the 

Commonwealth of Pennsylvania.   

These include some or all of the following conditions: 

 Unsafe, unsanitary, inadequate or over-crowded conditions of 
dwellings 

 Inadequate planning of area 

 Excessive land coverage of buildings 

 Lack of proper light, air and open space 

 Defective design and arrangement of buildings 

 Faulty street or lot layout 

 Economically or socially undesirable land uses 

 
 
 

SECTION 1. BOUNDARIES OF REDEVELOPMENT AREA AND EXISTING 
LAND USES 
 
The boundaries of the area are as described in the attached Exhibit “A” – 
Boundary Description.  The official map of the Redevelopment Area is set forth in 
the attached Map No. 1. 
 
The existing uses of the real property within the area are shown in the attached 
Map No. 2 – Existing Land Use Map. 
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SECTION 2.  LAND USE PLAN  

A Land Use Plan of the area showing proposed uses following redevelopment is 
set forth in the attached Map No. 3 – Land Use Plan. 

Retail/Service Commercial 

It is the intent for this zone to permit larger more intense commercial uses, 
not otherwise permitted in the Borough (e.g., department store, grocery 
store, hotel, etc.) for the area north of Butler Avenue between West Maple 
Avenue and the Upper Dublin Township border. It is projected that this 
area will be primarily for retail commercial uses and other selected uses, 
which are commonly associated with those retail uses; to support and 
stimulate the rail corridor redevelopment and that require accessibility to 
main roadways.  
 
 
Commercial 
Commercial uses are proposed to be maintained for those areas north of 
Butler Avenue between West Maple Avenue and North Main Street, as well 
as the area south of Butler Avenue between the SEPTA rail line and South 
Main Street, extending approximately 1,200 feet along South Main Street.  
It is intended that these areas will be a mix of commercial, small offices, 
and parking uses.    
 
Office 
Office uses are proposed for the area south of Butler Avenue between the 
SEPTA rail line and South Maple Avenue, extending to the remediation 
site. Additionally, office uses are proposed for the area north of Butler 
Avenue, bordered by the Tannery Run to the south, the SEPTA rail line to 
the east, South Maple Street to the west, and extending to the Upper 
Dublin Township border.  It is intended that these areas will be a mix of 
professional office and small business uses and may include light 
assembly or manufacturing facilities.   
 
Industrial 
The plan proposes maintaining industrial uses for the area west of Church 
Street between the SEPTA rail line and South Main Street.  It is intended 
that this area will be comprised of light industrial uses, primarily small-
scale assembly or manufacturing facilities.  Some supportive commercial 
and office uses are also encouraged.  
 
Open Space 

 

The remediation sites in South Ambler are presently not developable and 
will probably remain as such for the foreseeable future.  The plan 
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recognizes this and is proposing that the sites be designated as open 
space.  

 
 

SECTION 3. STANDARDS OF POPULATION DENSITIES, LAND 
COVERAGE AND BUILDING INTENSITIES 

Density and land use coverage shall be in accordance with the duly adopted 
Zoning Ordinance. (See Exhibit “B”) 
 

SECTION 4.  PRELIMINARY SITE PLAN OF AREA 

A preliminary site plan of the area is set forth in Map No. 5 – Illustrative Site 
Plan.   

This plan is an illustration of how development might occur within the 
Redevelopment Area given the goals, objectives and parameters set forth in this 
plan and the governing land use controls for the area.  The plan depicted on Map 
No. 5 is for illustrative purposes and serves as a general vision for redevelopment 
in the targeted area. 

SECTION 5. STATEMENT OF ADOPTED CHANGES IN THE ZONING 
ORDINANCE AND MAP 

The current district zoning is shown in Map No. 4 – Current Zoning District Map. 
 
The changes to the Zoning Ordinance are listed as follows: 
 
1. The existing C – Commercial District will be divided along the Redevelopment 

Area.  The portion of the district outside of the Redevelopment Area will be 
renamed DC – Downtown Commercial District, however all current 
regulations will remain the same.  The portion within the Redevelopment Area 
will remain the C – Commercial District.  Regulations for this district will 
remain the same; however “residential uses” will no longer be permitted by 
special exception.  Additionally, parking provisions will be added to provide a 
property owner with more flexible parking options.  The provisions will allow 
for parking facilities to be grouped serving more than one lot or 
establishment.  Aboveground garages will be permitted, if they are located in 
the rear yard and architecturally compatible with other improvements on site 
and in the immediate area.  These changes are being made to encourage more 
commercial redevelopment in the area of the rail corridor and to address 
Borough parking needs. 

 
 Page 10    



Ambler Borough Rail Corridor 
Redevelopment Area Plan  

2. A new district, the RSC – Retail and Service Commercial District will be 
added.  The boundaries of this district are defined on the Current Zoning 
District Map No. 4.  The intent of this district is to provide for more intense 
retail commercial uses, than otherwise permitted in either the DC – 
Downtown Commercial or C – Commercial Districts (e.g., department stores, 
grocery stores, hotels, etc.) and other uses typically associated with those 
retail uses.   

3. The range of uses in the I–Industrial District will be expanded.  The additional 
uses are intended to promote the orderly development of non-polluting, small-
scale industries and offices and include manufacturing, processing or 
assembly of specified products; and printing, publishing, and similar 
processes.  Additionally, a section will be added to the ordinance prohibiting 
specified other uses in order to minimize negative environmental and other 
impacts on surrounding areas.   

4. A Redevelopment Overlay District (RO) has been added to the ordinance (see 
Exhibit B).  This District supplements the underlying zoning districts by 
permitting additional uses in those districts.  The land use regulations and 
development standards of the underlying zones will remain in full force, 
unless otherwise specified.  Additional uses permitted by the RO District 
include:  

a. Parking Garage/Structure (permitted in all districts),  

b. Child Day Care Centers (permitted by conditional use in the 
underlying OC - Office Campus District),  

c. Restaurant, with Business Meeting Space (permitted by conditional 
use in the underlying OC – Office Campus District and RSC – Retail 
and Service Commercial District).   

d. Communication Device (permitted by conditional use in the 
underlying OC – Office Campus District, C – Commercial District, I – 
Industrial District, and RSC – Retail and Service Commercial 
District). 

5. Additionally, the following development guidelines will be incorporated into 
the District: 

a. Guidelines, standards, and procedures to allow land 
owner/developer to request official changes to the FEMA Floodplain 
Maps. 

b. Add comprehensive landscape, buffer, street tree, streetlight, site 
lighting and pedestrian standards. 

c. Add flexible setback standards to encourage development. 
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d. Add provisions to make parking requirements user-based 
requirements.  Additional provisions will be added to promote 
shared-parking areas and allow for off-site parking. 

e. Add design guidelines to encourage development consistent with the 
rest of the Borough. 

6. The foregoing has been accomplished pursuant to the requirements of the 
Municipalities Planning Code, P.L. 805, No. 247.  A full description of the 
zoning and the Redevelopment Overlay District are attached as Exhibit B. 

SECTION 6. STATEMENT OF PROPOSED CHANGES IN STREETS 

The proposed street layout is depicted in Map No. 5.   

South Maple Avenue is proposed to be extended to Church Street for emergency 
access only.  A biking/jogging trail will parallel this extension.  South Maple 
Avenue will connect with Chestnut Street.  There will be a new traffic signal and 
intersection improvements on Butler Avenue at the Maple intersection.  
Additional pedestrian links will be constructed throughout the Redevelopment 
Area promoting a pedestrian friendly environment and connecting the 
Redevelopment Area with the central business district. 

SECTION 7. STATEMENT OF EXTENT, EFFECT, AND MANNER OF 
ACCOMPLISHING THE RE-HOUSING OF FAMILIES  
 
The implementation of this Redevelopment Area Plan will not cause the re-
housing or relocation of any families. 

SECTION 8. STATEMENT OF THE ESTIMATED COST OF ACQUISITION 
AND ALL OTHER COSTS NECESSARY TO PREPARE THE AREA FOR 
REDEVELOPMENT 
 
Without specific timetables, appraisals and detailed plans it is too difficult to 
project costs for the implementation of this Redevelopment Area Plan.  It is 
anticipated that the combined private and public costs will be in the millions of 
dollars.  Specific cost estimates to implement this plan will be provided at the 
time a Redevelopment Proposal is prepared.  Those estimates will be 
incorporated and made part of this Redevelopment Area Plan. 
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SECTION 9. STATEMENT OF CONTINUING CONTROLS 

The standards set forth in Section 3 & 4 supra shall continue for a period of 25 
years from the date of approval of the Redevelopment Proposal for this area by 
the Council of the Borough of Ambler and the Commissioners of the County of 
Montgomery unless the Project is amended in accordance with the 
Redevelopment Law. 
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Boundary Description 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 











Exhibit B 
 
 
 
 

Zoning / Redevelopment Overlay District 
 
   - Base Zoning    C –Commercial 
      OC – Office Campus 
      I – Industrial 
      RSC – Retail Service Commercial 
    
   - Overlay Zoning ROD – Redevelopment Overlay District 



































































 

 

 

Exhibit C 

Meeting Agendas, Minutes, Work Schedule 

   (To Be Inserted Here) 
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