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INTRODUCTION: VILLAGES WITHIN UPPER PROVIDENCE.

As part of an expansion on the 2009 Comprehensive Plan Update, Upper Providence has
undertaken a study to understand the physical, automotive, and aesthetic pressures being exerted
on the village areas. This Plan strives to understand how those pressures are affecting the health,
safety, welfare, character, and the overall standard of living within the villages. As the ultimate
goal of this plan, Upper Providence Township will have a “handbook” that provides multi-
faceted approach of planning techniques, land use controls, preservation techniques, and
circulation management in guiding the future of all village areas.

WHAT VILLAGES ARE.

To define villages in a basic sense, that definition must generalize character and land use within
a specific, delineated area. In the most general sense, a village is an area of human settlement
without formal legal status; however, even those areas without “legal status” more than likely to
have a legal definition. In Pennsylvania, that is contained within the Municipalities Planning
Code (MPC). As written within the MPC, villages are formally defined as:

“...an unincorporated settlement that is part of a township, where residential and mixed use
densities of one unit to the acre or more exist or are permitted and commercial, industrial, or
institutional uses exist or are permitted.”

As a formal definition the MPC’s language is sufficient in the most general sense. However, it
lacks important defining characteristics that will separate village areas from those typical, and
modern suburban developments that also characterize portions of Upper Providence Township.
Therefore, a better working definition for our purposes would state that villages are:

...those areas of relatively high density that can be defined by an edge, have an identifiable
central core and/or corridor, have a consistent, though not identical architectural style, and
include a mixture of housing types and other neighborhood-centric land uses (i.e. retail and other
personal services).

While already understood by residents of the Township and more specifically those residents of
village areas, using the above as a “working definition” it becomes apparent that there are
multiple villages within Upper Providence Township. Those areas are mapped in the subsequent
section. Following that, this plan will detail pressures on each village area, goals and objectives,
and specific recommendations regarding the preservation of village character, land uses, zoning,
circulation network, and natural environment preservation.

MAP AND PLACE-NAMES: WHERE VILLAGES ARE.

To the frustration of some Township residents, Township Supervisors and staff, Upper
Providence Township is rarely characterized by the actual Township name (and when it is it is
often confused for the same-named Township, but in a different County). Upper Providence is
known by those areas called Oaks, Mont Clare, Port Providence, Arcola, Yerkes, and Mingo. Or
even by the adjacent boroughs of Collegeville, Trappe, Royersford, and most prominently
Phoenixville. The adjacent map shows the general locations of these places in the context of
Upper Providence Township.



Mllage Plan

Revisiting the working definition for village discussed in the previous section, some of these

place names can be eliminated as villages that warrant further study.

Unlike the area adjacent to Royersford Borough, Trappe and Collegeville Borough’s do not have
the “spill-over” of density and housing type that is typical of a Borough (and village), and would
thus eliminate these areas as potential villages. As for the area adjacent to Royersford, the
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density is akin to that
within  the  adjacent
borough (and expected in
a village), but the area is

primarily  single-family
residential; lacking the
housing  diversity  as
required  within  the
working definition.

Place-name areas such as

Mingo,  Yerkes, and
Arcola also lack the
overall  density  and

diversity of housing and
land uses to be considered
villages by the definition
herein. Port Providence,
while not a very dense
housing area, has a
diversity of land uses and
neighborhood amenities
that Mingo, Yerkes, and
Arcola lack.

The final place-names,
Mont Clare and Oaks
embody the definition as
established within this
document. The housing
density and diversity is
unmatched throughout the
Township, they have a
clearly defined edge,
generally consistent

architectural styles and yet still show enough variance of style to represent development over a

period of time (as opposed to pre-planned residential development), a

uses (both internally and supporting the village areas).

Therefore, going forward this report will create a

nd have a diversity of land

planning handbook that will protect and

enhance the individual character of the three primary villages within Upper Providence
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Village Plan

Township, Port Providence, Mont Clare and Oaks. It should be noted that for the purposes of
mapping, demographics and other baseline information, Port Providence and Mont Clare will be
combined; these villages are separate, yet complimentary, areas and will be treated as such
within the recommendations and action items section of the document.

BORDERS:; MAPPING EDGES AND INFLUENCES.

Mont Clare / Port Providence

Bordered on the south and west by the Schuylkill River the Port Providence and Mont Clare
village area is best defined by those parcels which front or have direct access to one of the two
main corridors; Collegeville Road (Route 29) and Port Providence Road. Discussed in greater
detail late within this document, the main areas influencing Mont Clare and Port Providence
include industrial areas to the north east and St. Michael Byzantine Catholic Church, the largest
landowner in the area, to the west.

Oaks

The Oaks area does not have the “hard” edge of the Schuylkill River, it is primarily a residential
area set within a retail and industrial/flex space area. While the main transportation corridor
within Oaks is Egypt Road, other transportation routes also help define the area. Highland and
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[ Village Plan

Brower Avenues are main corridors (albeit in a negative way as will be discussed) as well as
Montgomery Avenue and Gumbes Road providing cut-through traffic (again, not necessarily a
positive). Discussed in greater detail following this section, the area surrounding the majority of
the core village area is a retail and industrial/flex space; however, there is an area of Township
owned open space and newer single family detached homes.

CREEK
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DEMOGRAPHICS: UNDERSTANDING WHAT MAKES UP THE VILLAGES.

As of the 2010 Census tabulation, Upper Providence was home to 21,219 residents, making it the
Township with the twelfth highest population in Montgomery (out of 62 municipalities); the
population increased more than 37% from the 2000 Census tabulation. The villages of Mont
Clare and Port Providence account for 7.7% of the total Township population (1,625 persons),
while Oaks accounts for 4.9% of the total Township population (1,031 persons). In terms of land
area, the Village of Oaks encompasses 2.3% of the total Township area (the core area mapped
previously). Similarly, the core area Mont Clare and Port Providence represents 2.0% of the
total land area in the Township.
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Village Plan

In terms of housing, Port Providence and Mont Clare account for 10.7% of the Township’s over
7,500 housing units (811 units), whereas the 380 housing units in Oaks represents 5% of the total
housing units in the Township. The core area of the Oaks village is slightly more than 165 acres,
with 61% of that area dedicated to single family housing and additional 2.6% for multifamily or
single family attached housing. Vacant land represents 19.3% of the remaining core area, with
the final 17.37% divided between office, institutional and commercial land uses.

Core areas of Port Providence and Mont Clare have 56.2% of the land area as single family
detached, 6.53% of the land area as single family attached, and 2.37% as multi-family housing.
Under 10% of the land in these villages is vacant (9.52%); 5.67% is owned by a Homeowners
Association, and 6.18% is permanently protected open space (Township, state or county owned).
The remaining 20.06% of the land area is a wide variety of uses, including office, industrial,
institutional, utility, commercial, light industrial, and mixed uses. {Note: land uses are
established by Montgomery County’s Board of Assessment data and have been spot checked for
accuracy during this plan development process. }
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