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July 24, 2025

Ms. Riley McGrath, Zoning Officer
Upper Dublin, Township

370 Commerce Drive

Fort Washington, Pennsylvania 19034

Re: MCPC # 24-0254-003

Plan Name: Wawa Proposed Fly Thru Conditional Use

(1 lot comprising approximately 4 acres)

Situate: 1145 Virginia Drive (cross street: Office Center Drive)
Upper Dublin Township

Dear Ms. McGrath:

We have reviewed the above-referenced Conditional Use as you requested on July 18, 2025. We forward
this letter as a report of our review.

BACKGROUND

The applicant, Wawa, Inc., is proposing to add a drive-through lane and mobile pick-up window at an
existing Wawa located at the southwest corner of Virginia Drive and Office Center Drive/Turnpike access
ramp. The existing Wawa is currently accessed by a driveway from Virginia Drive and has emergency access
from the Turnpike access ramp; both of which would remain. There are currently 71 parking spaces; nine
spaces would be removed in order to construct the drive-through facilities. A previous review letter from
MCPC dated December 9, 2024 identified that the drive-through lane would have eight queuing positions
around the southern and eastern sides of the building. The current submission has revised the plan to
indicate three queuing positions. The property is in the Greater Fort Washington zoning district and is
currently occupied by the Wawa. Drive-Thru facilities are permitted as a conditional use in the Greater Fort
Washington Zoning District by conditional use (§ 255-288.B(9)). Conditional uses are permitted if they are in
accordance with the standards of approval under § 255-295 and under Article XXV.

COMPREHENSIVE PLAN COMPLIANCE ‘

A. MONTCO 2040 — The proposal is generally consistent with MONTCO 2040: A Shared Vision, which
designates the area as “regional mixed use” future land use category. Regional Mixed-Use Centers are
intensely developed suburban cores with significant retail, office, and residential land uses.
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B. Upper Dublin Comprehensive Plan — The proposal is generally consistent with the Upper Dublin
Comprehensive Plan and the goal to enhance economic development, specifically through
redevelopment within the Fort Washington Office Park.

RECOMMENDATION |

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal as a
conditional use, however, during our review we have identified the following key issues that the applicant
and township should consider prior to final plan approval. Our comments are as follows:

REVIEW COMMENTS ‘

SITE DESIGN

A. Drive-Through Aisle. The proposed drive-through aisle would be defined by painted stripes to delineate
the aisle from the loading zone and the surrounding parking lot circulation. We offer the following
recommendations to help improve the circulation of the site.

1. Proximity to Loading Zone. Based on the new plans provided, the loading zone has been revised and
expanded to remove the larger queuing lane as it was shown on the previous plan set dated July 15,
2024. While the queueing lane has been removed in the current plans, it has also been significantly
reduced in size. Removing the formal queuing lane and expanding the loading zone striping may
help alleviate potential vehicular conflicts. However, the township may want the applicant to
confirm if the current three space queuing is adequate for the amount of potential fly-thru traffic
quantities.

B. Pedestrian Circulation. According to § 255-295.E(7) - (b) Parking and areas shall be designed so as to
ensure the safe, orderly and efficient movement and use of the site by both motorists and
pedestrians; (c) Conflicts between vehicular and pedestrian movements shall be minimized to the
greatest extent practical; and  (d) Landscaping and pedestrian pathways shall be installed and
maintained in all parking areas. Solutions such as changing the materials, color and texture of parking
areas, driving lanes and pedestrian routes shall be utilized to clearly define and differentiate the
vehicular and pedestrian circulation patterns and pathways.

A pedestrian crosswalk is provided across the fly-thru lane, however, in its current design the crosswalk
and dual stop bars create a pedestrian and vehicle conflict. Two stop signs and stop bars surround the
crosswalk and do not provide the necessary distance for one stopped vehicle behind the stop bar at the
exit of the fly-thru lane. The rear of a vehicle will overhang the crosswalk while waiting to exit the fly-
thru lane. We recommend that the applicant adjust the site plan to reduce vehicular and pedestrian
conflicts caused by the multiple stop bars in the fly-thru lane. Physical barriers such as landscaping and
visually permeable fencing may be warranted to direct pedestrians around this conflict. As an example,
below is an aerial image of a building with a drive-through in Langhorne, Bucks County. A concept
sketch of how this could be implemented is also included below.
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ADJACENT TRAIL ACCESS

A. Bike Facilities. There is an adjacent multi-use trail constructed on the northern side of Virginia Drive.
The reconfiguration of the site with a fly-thru lane provides an opportunity to improve the site for trial
users. Bicyclist trail users may want to stop at this Wawa for a break or to grab snacks or drinks. There
are currently no bicycle racks on the property to accommodate these trail users. We recommend the
addition of bicycle racks to accommodate trail users.

TURNPIKE ACCESS

A. Turnpike Interchange Access: MCPC's Turnpike Corridor Reinvestment Study identifies improving the
Virginia Drive Turnpike interchange for full access at this location which may impact the secondary
emergency access. Existing and future secondary access should be coordinated and temporary
construction easements that would not encroach on the parking area may be required. The applicant
should coordinate any current changes to the site regarding this proposed turnpike access.

CONCLUSION |

We wish to reiterate that MCPC generally supports the applicant’s proposal, but we believe that our
suggested revisions will better achieve Upper Dublin’s planning objectives and improve pedestrian and
vehicular circulation and safety.

Please note that the review comments and recommendations contained in this report are advisory to the
municipality and final disposition for the approval of any proposal will be made by the municipality.
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Should the governing body approve a final plat of this proposal, the applicant must present the plan to our
office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the
municipal seal and signature of approval must be supplied for our files. Please print the assigned MCPC
number #24-0254-002 on any plans submitted for final recording.

Sincerely,

Gy Vk—

Geoffrey Vaughn, PLA, ASLA,
Section Manager for Design Planning
Geoffrey.vaughn@montgomerycountypa.gov | 610-278-3751

c: TylerT. Prime., Prime Tuvel & Miceli Attorneys at Law, Applicants Representative
Michael J. Cover, Chair, Upper Dublin Planning Commission
Kurt Ferguson, Township Manager

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan
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- Attachment B -

Ms. Riley McGrath
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