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Introduction
Riegelsville Borough is a small riverfi-ont town in upper Bucks County. It has a rich
economic history rooted in farming, manufacturing, and transportation. From its beginnings
in the 18* century until the early 20* century, the town has served as a key crossing point
across the Delaware River, as a stopping area along the Delaware Canal, and as a center for
paper milling. Traditionally, the borough’s commercial district has been at the heart of the
town’s economic activity, providing the necessary supporting goods and services for both
residents and businesses.
But the borough is no longer an important transportation hub and no longer has any
significant manufacturing. The commercial district has struggled to remain a vital part of the
borough’s economy. Over the past few years it has been characterized by deteriorating
conditions, vacant and neglected properties, and a diminished importance as a
center. Moreover, the district lacks the range of goods and services that attracts people to the
downtown.

The Commercial District Plan
The Riegelsville Borough Commercial District Plan grew out of a desire to improve the look
and conditions of the borough’s commercial district. The purpose of the plan is to provide
guidance for future revitalization efforts. The plan analyzes how nonresidential development
in the borough’s downtown commercial district provides services, shopping, and jobs for
borough residents. The document analyzes the types of businesses and the conditions of the
area. It determines the development potential of vacant or underutilized properties by
analyzing zoning requirements and community desires for the district. Finally, the plan
provides tools and sources of funding to enhance and revitalize the commercial core as an
essential part of the borough’s economic activity and tax base.

J-

Comprehensive Planning
The development of the Riegelsville Borough Commercial District Plan is one element of the
borough’s comprehensive planning strategy to improve quality of life in the borough. This
strategy focuses on tackling its most imperative issues on an individual basis. In 1999,
Riegelsville Borough adopted an open space plan that ranked the preservation of open space
properties in the borough. The borough was able to subsequently acquire a 32-acre walking
trail and park using funds from the Bucks County Municipal Open Space Program. The
Riegelsville Open Space Plan also set the stage for the possible preservation by the county of
the remaining 200 acres of this property through the Bucks County Agricultural Land
Preservation Program. Concern over the possible development of this scenic property was
long a top issue among residents and municipal officials. Through the development of the
Riegelsville Borough Open Space Plan the borough was able to accomplish its most essential
land use goal.

1

The Riegelsville Borough Commercial District Plan is the next step in carrying out the
borough’s strategic comprehensive planning process. Future planning efforts will continue to
follow this focused and successfbl approach to solving quality of life issues in the borough.
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Chapter 1. Commercial District Conditions
Location
The commercial district consists of Riegelsville Borough’s commercial zoning district. The
district (see Figure 1) is roughly located between Church Road and the Delaware Canal,
extending south to Maplewood Road and north to the end of Wayside Way.

General Conditions
The Riegelsville Borough commercial district is laid out as a traditional downtown
commercial center. Delaware Road, which runs east-west through the district, serves as
Main Street” with the majority of businesses and services located along this street. Adjacent
to the eastern border of the district is the Delaware Canal and towpath. A little further east
Delaware Road meets up with the
Riegelsville Bridge, a steel wire
suspension bridge that connects the
borough to New Jersey. Beneath the
bridge, to the east of the borough,
runs the Delaware River. Easton
Road (Route 611), which runs
north-south through the west side of
the district, maintains some
businesses along its east side.
Durham Road, which runs northsouth through the east side of the
district, has a few storefronts along
its west side. N~ businesses front Intersection of Delaware and Easton roads.
Church Road and Wayside Way.
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The district consists of a mix of small businesses and residences. Many of the buildings are
from the late nineteenth century, but only a few have significant historic value. Residences
make up the majority of the land uses. The businesses are a mix of services and retail sales
and are concentrated on opposite ends of Delaware Road. Parking is a mix of on-street and
off-street. Although the area functions as a business district, it lacks the same energy level of
more vibrant downtown areas.

District Character
While the district is set up as a traditional downtown ( e g , it is laid out on a grid, it has a
main street, it has sidewalks and curbs) in many ways it more resembles a commercial
village. Commercial villages are the twentieth-century form of previously residential
villages: settlements largely residential in use, but characterized by commercial uses or
services that draw on a broader region for support. Commercial uses found in these types of
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villages include gas stations, antique and furniture stores, restaurants, inns and taverns, and
other shops and offices. Examples of commercial villages are Ottsville, Point Pleasant, Upper
Black Eddy, Pineville, and Springtown.
The downtown of Riegelsville fits this general profile. Its services are similar to those found I
I
in commercial villages. Most of the buildings are residences and many date from the I
nineteenth century. The district lacks much of the urban infrastructure commonly found in
more developed boroughs. For example, some areas of the district lack curbing, sidewalks, 1
and even blacktopping. Moreover, the borough has no public sewage disposal, relying on I
individual, on-lot facilities. It appears the area has not yet made a full transformation from
rural commercial village to urban borough.
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Land Use
The commercial district is composed of several types of land uses (see Table 1 and Figure 2).
Single-family detached housing makes up much of the district's acreage (4.05 acres). Land
with commercial uses (mixed and commercial land use) is composed of about 3.5 acres (28.9
percent). Vacant and underutilized properties compose about 2 acres (16.5 percent). Rural
residential' has about 1.25 acres in the commercial district, multifamily about 0.45 acres,
government and institutional about 0.27 acres, and transportation and utilities about 0.14
acres. Although there are no park and recreation land uses in the district, the Delaware Canal
State Park towpath and canal are directly adjacent to the district on its east side.

I
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Table 1. Commercial District Land Use
Land Use

Acreage

Percentage

Rural Residential

1.25

10.3

Single-Family Detached

4.05

33.4

Multifamily

0.91

7.5

Commercial

1.57

12.9

Mixed (Commercial & Residential)

1.94

16.0

Government & Institutional

0.27

2.2

Transportation & Utilities

0.14

1.2

0

0

2.00

16.5

12.13

100.0

Parks, Recreation, & Open Space
Vacant

Total

I
I
I

Land uses oriented toward commercial uses are clustered around the intersection of Durham
Road and Delaware Road, although a few are located along Easton Road. Single-family uses
are dispersed throughout the district. Three parcels with multifamily uses are centered on the
I

Properties with single-family detached or attached dwellings on lots of 5 acres or more that do not qualify as
agricultural land use.
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intersection of Wayside and Delaware. Three vacant properties plus a section of rural
residential property sit adjacent to the north end of Durham Road.

Age and Condition of Buildings
Many buildings in the commercial district were built during the late nineteenth and early
twentieth centuries. Bucks County Board of Assessment records indicate that 12 of the
buildings were constructed in the nineteenth century, 11 were built in 1900, 9 were built
between 1912 and 1936, one was built in each of the years 1940, 1950, and 1966, and 4 were
built in the early 1970s. (See Figure 3: Commercial District Conditions and Characteristics.)
The conditions of the buildings vary. In general, owner-occupied, single-family homes are
among the best kept, regardless of the age of the building. Buildings containing businesses
are also in good condition. Buildings that appear to be the most in need of repair and
maintenance are typically rental units. Maintenance needs include repainting, repairs to
siding, fencing, and sidewalks, new landscaping, and general lot maintenance. Some of these
problems stem from absentee landlords who are providing only a minimum level of
maintenance to their properties. A few businesses maintain rental units on the upper floors
that have small decks that do not appear to meet current building codes.

Historic Buildings
The 1991 book, Riegelsville,
Pennsylvania: Its Buildings
and
Early
Inhabitants,
provides a fairly clear picture
of what the borough once
looked like and how it’s since
changed. The book details the
streets of the borough,
providing information on
buildings and inhabitants
through photographs and
descriptions. Most of the
buildings in the commercial
district were
constructed
during the nineteenth and early The Rieqel Tenant homes.
twentieth centuries and still remain in the district. A few have been demolished (for example,
several commercial buildings were torn down in the 1950s to create space for the borough
parking lot) and others have been substantially changed. (For example, the building that is
now Joe’s Pizza once had a third story on the building.)
Only three buildings are listed on the Bucks County Register of Historic Places. These
include the Benjamin Riegel (Miller) Tenant Houses (the two stone buildings on Delaware
Street just west of Wayside Way) and the Riegel Mercantile (the four-story stone building at
5

the corner of Delaware and Durham). The Riegel Tenant houses are currently used as a
single-family home, an attached single-family home, and a hair care business (adjacent to the
attached single-family home). The Riegel Mercantile is currently a bar and restaurant with
apartments above (Borderline Italian Restaurant and Pizzeria). Because of their historic
value, each of these buildings represents an important asset to the commercial district.

Vacant Buildings and Properties
A few buildings and properties in the commercial district are vacant or underutilized @e.,
lots that are currently used for parking but could be developed into new uses). Table 2
summarizes these areas.
Table 2. Vacant and Underutilized Properties
Tax Parcel

Location

Comments

38-6-77-1
; 78;79
38-6-86
38-6-113
38-6-113-1
38-6-116-1
38-6-129
38-6-130
38-6-212
38-6-21
3
38-6-214

Durham Road

Vacant land

Durham Road

Parking lot

Delaware Road

Former dry cleaners next to post off ice

Delaware Road

Parking lot

Durham and Maplewood Roads

Former “Lundie’s 5 & 10”

Durham and Maplewood Roads

Vacant store

Durham Road

Vacant land (borough-owned)

Durham Road

Small, abandoned home

Durham Road

Parking lot (borough-owned)

Delaware and Durham Roads

Vacant. one-stow off ice buildina

Parcel 38-6-42is currently planned as a coffee shop; therefore it is not included in the table above.

The vacant office building on tax parcel 38-6-214 represents a good opportunity for reuse.
The building is located along Delaware Road and parking is available at the adjacent lot.
However, the building is somewhat small and has a modernist style that is architecturally
incompatible with the remainder of the district. Parcel 38-6-1 13-1 serves as a parking lot for
the adjacent buildings. Vehicles must access the lot from the rear alley. Future development
of the parcel must take into account the loss of parking spaces. Parcels 38-6-77-1, 38-6-78,
and 38-6-79 are vacant land adjacent to residential homes. Residential development would be
most appropriate for these parcels. The small abandoned home and lot (parcel 38-6-212) may
not be reusable due to their small sizes. While the Lundie’s 5 & 10 was a viable business
during its operation, the owner found it difficult to find a buyer for the property after retiring.
The one-story vacant store on parcel 38-6-129 is deteriorating and the adjacent lot is in need
of maintenance.

Parking
On-street parking in the commercial district is limited to the south side of Delaware Road,
the east side of Easton Road, and the west side of Durham Road. On-street parking is also
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available along the west side of Wayside Way next to the post office. Parking along Wayside
Way north of Delaware Road is also available, but the lack of curbing along this street may
encourage vehicles to park on residential lawns.
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Off-street parking is scattered alongside and behind businesses along Durham Road,
Delaware Road, and Easton Road. Roughly 12 spaces of public parking are available at a
municipal lot along Durham Road across the street from Joe’s Market. Parking for Roma
Joe’s Restaurant is available in a lot between the restaurant and the post office. About 9
spaces are available at this lot. Access to this lot is from the unnamed alley behind Delaware
Road. Parking for Sage Office Products is located along east side and rear portions of the lot.
About 20 spaces serve this lot. Rarely does the lot approach capacity, and on weekends the
lot is roped off to public use. Parking is also available for the hair salon on Delaware Road.
Roughly 8 spaces serve this lot. Four spaces serve Borderline Italian Restaurant and Pizzeria.
About 8 to 10 spaces serve the liquor store and health food store on Easton Road.
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Parking in the downtown is not usually a problem, except on the weekend and during some
evening hours. Generally, the municipal lot is full during peak parking hours and visitors to
the downtown must find on-street parking spaces.

Public Space and Infrastructure
The commercial district has one specific area that is dedicated to public use. Two benches
and a bulletin board are located next to the sidewalk in front of the parking lot between the
post office and Roma Joe’s Restaurant. Two trees and what appears to be a fence designed to
screen a dumpster stand a few feet away. Vandalism is sometimes a problem with this pocket
park.
One of the most significant
public spaces in the borough is
the Delaware Canal, located just
east of the commercial district.
Stretching the entire length of
the eastern side of the borough,
the towpath connects the town
with Northampton County to the
north and Durham Township and
other Delaware River municipalities to the south. The
towpath is a flat, gravel-covered
path roughly 6 to 8 feet wide that
allows walking, jogging, biking,
and horseback riding. Access

Vandalism is sometimes a problem in this pocket park.
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points within the borough are located by Delaware Road near the Riegelsville Bridge and by
way of a footbridge in the southern portion of town. Another bridge across the canal is
located just north of the borough in Williams Township.

Water and Sewage Disposal Systems
Riegelsville Borough is served by public water and individual on-lot sewage disposal
systems. Public water is received from wells along the Delaware River near the borough’s
municipal park. Sewage disposal systems are septic systems. Many of the systems are old
and may be in need of repair or upgrading. One of the major limitations to new commercial
development is the inability of smaller lots in the district in handling increased sewage flows.
New business may be discouraged from locating in the district because of the local
wastewater disposal limits.

Pedestrian Activity
Pedestrian activity is focused mainly on Delaware Road in front of businesses that are most
often used. The primary area for pedestrians is around the post office, where all residents
must go to pick up their mail. Some activity is focused around Roma Joe’s Restaurant and
Borderline Italian Restaurant and Pizzeria on Delaware Street and Joe’s Market on Durham
Road. Overall, the number of pedestrians seen walking through the downtown area is very
low. Other than the post office the area lacks businesses that generate a large amount of foot
traffic.
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Streets
Easton Road and Delaware Road are the two major roads that cut through the commercial
district. Easton Road (Route 61 1) is a state road that connects Philadelphia and Doylestown
to south with Easton to the north. Delaware Road provides a direct connection to New Jersey
by way of the Riegelsville Bridge. The nearest bridges to New Jersey are by way of Route 78
to the north and the Uhlerstown Bridge in Upper Black Eddy to the south.
Both of these roads are in good condition. Easton Road extends from the borough’s southern
border to its northern border. Delaware Road extends from the westem border of the
borough, down through the middle of the commercial district, across the Delaware Canal,
turns south along the river for about 100 yards, and continues east across the Delaware River.
Both streets are about 31 feet wide and allow on-street parking on one side. Delaware Road
allows on-street parking between Easton Road and Durham Road only. Easton Road has
sidewalks along its entire east side in the commercial district, but only maintains sidewalks
along its west side in front of the two buildings located at the comer of Easton Road and
Delaware Road. Delaware Road has sidewalks along both sides of the road between Easton
Road and Durham Road. A stone walkway extends from a parking lot near the intersection of
Delaware Road and Church Road down to Easton Road. The canal bridge has a walkway
along its north side and traffic on the bridge is limited to one vehicle at a time.

8
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Durham Road extends from a dead end on the west side of the Delaware Canal and continues
south across Delaware Road until it intersects with Easton Road in the southern portion of
the borough. The street is one-way going southward from Delaware Road to Easton Road.
North of Delaware Road the street has no sidewalks or curbing. South of Delaware Road it
has sidewalks on the west side of the street, but not the east side. The street is generally in
good condition.
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Wayside Way cuts across Delaware Road between Easton Road and Durham Road in a
north-south direction. The street dead ends at the back of a large residential property a few
hundred feet to the north of Delaware Road and intersects with an unnamed alley to the
south. The street functions as a residential street, allowing vehicles to access the few
residences that front it. It is in fair condition, deteriorating slightly along the edges north of
Delaware Road. The street has curbing south of Delaware Road, but not to the north.
The unnamed alley runs parallel to Delaware Road from Easton Road to Durham Road. The
alley is in poor condition, consisting most of broken paving and stone. The alley serves as a
trash pick up area and as an access to a parking area between the post office and pizza
restaurant at the comer Delaware and Durham roads. The alley has no curbing over most of
its length.
Church Road runs in a north-south direction parallel to Easton Road between Elmwood Lane
and Cedar Road. The street has no sidewalks or curbing and maintains very low volumes of
traffic.
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Maplewood Road runs in an east-west direction from Edgewood Road to Durham Road. It is
a residential street with sidewalks and curbing. It also maintains very low volumes of traffic.

I

9

I.

Traffic
Generally traffic volume is low
along all the district's streets, with
the exception of the major cross
streets, Easton and Delaware
roads. Because of the short
distance between the canal bridge
and Easton Road, traffic speeds
along Delaware are generally
around the speed limit. Traffic
speeds along Easton, however,
increase beyond the 35-mile per
hour limit as motorists reach the
straightaway north of the traffic
light. Speeding along Easton Road

The long, wide straightaway presented by Easton Road is an invitation
for speeding.

I
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is due to the following factors:
1. The straightaway is flat and smooth and extends over three-quarters of a mile through

the borough. This is the first straightaway motorists encounter on this road for many
miles.

2. The road is 3 1 feet wide. It allows parking on one side, but is rarely used for on-street
parking along the straightaway. Most homes along the straightaway have off-street
parking. On other stretches, there are no homes or businesses at all. Thus, if the 8-foot
area is not used for parking, the effective width of each moving lane becomes about
13 feet on one side and 18 feet on the on-street parking side. Such a generous street
width encourages speeding because motorists perceive a wide margin for error.
Compounding the problem of speeding along Easton Road is the number of trucks passing
through the borough. Trucks tend to be noisy and perceived as particularly dangerous to
pedestrians and bicyclists. As Easton Road is a state road and serves as a major link between
Northampton and Bucks counties, there may be little short of constructing a bypass as a
measure to reduce truck traffic.

! k e e t Trees
Although the commercial district has some trees lining its streets, most of these trees are
located on individual properties. The planting strip between the sidewalk and the street is not
wide enough (2 feet) to allow the proper growth and development of trees. Generally, street
trees require a width of about 3 feet between the curb and sidewalk. In addition, many of the
streets with sidewalks do not have
planting strips or locations to plant
street trees. For example, sidewalks on the west side of Durham
Road below Delaware Road are
wide enough for street trees but are
concreted from curb to building.
The parking lot in front of the
liquor store is entirely paved over
and has no landscaping.
Given these limitations, the
borough will have to adopt several
strategies in overseeing the
Planting strips along Delaware Road are generally too narrow for street
planting
of new street trees. First,
trees.
the borough could promote the
planting of street trees at the edge of owner's properties where more room is available.
Second, the borough could require that smaller varieties of street trees be chosen for narrow
planting areas. (See Appendix C for a list of appropriate street trees). Finally, the borough
10
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could permit the excavation of sidewalk areas or parts of sidewalks to ensure adequate space
for street trees.
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Street lighting consists of cobra-head lights extending from telephone poles along Easton,
Delaware, and Durham roads. Lighting is sufficient at the intersection of Durham and
Delaware roads. Areas along Easton, however, are not well lit, as the few businesses in this
area are closed during the evening. The cobra-head lights are out of scale for the small,
village-like setting the borough presents.
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Lighting

Signs
There is only one sign that
announces to passing motorists
that they are nearing the
borough’s business district. This
sign is located on Easton Road,
facing motorists as they drive
southward. Due to its gray color,
small size, and nondescript
design, it’s not likely that many
people have noticed the sign.
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Chapter 2. Demographics and Local Economic
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Riegelsville Borough is populated largely by older residents. According to 2000 U.S. Census
data, the median age of borough residents is 40.0 years as compared with 37.7 years for the
county as a whole. Almost 16 percent of the population is 65 years or older, and this
percentage is expected to increase within the next 10 years as the baby boom generation hits
retirement. In addition, the borough maintains only 2.28 persons per household as compared
with 2.69 persons per household for the entire county.
According to 1990 Census data, over 80 percent of borough residents 18 years or older
received a high school diploma with 13 percent achieving a bachelor’s degree at an
accredited college or university. This compares with 83 percent and 25 percent respectively
for the county. The Bucks County Planning Commission estimates that in 1997 the median
household income of Riegelsville residents was $40,125. The estimated median household
income for the county was $53,799, a difference of over $13,000. Given the number of older
residents, these figures are not surprising. Persons of retirement age often live on fixed
incomes, and older persons are less likely to have had the resources or opportunities to
continue on to higher education after high school.
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Riegelsville Borough has an estimated 863 persons and 403 housing units (2000 U.S.
Census). The future demographic and socioeconomic makeup of the borough may be
determined by the development of open land in the western portion of the borough. While the
property has resource restrictions, it could potentially hold a number of new housing units
and, thus,new residents.

Business Patterns of Local Establishments
In 1999 the U.S. Census Bureau developed a summary of local business patterns in the
Riegelsville zip code (18077). According to this summary, this region consists of 45
establishments and 140 employees and has an annual payroll of $3,240,000. The breakdown
of this region by employment-size class shown in Table 3.

I

Clearly, while there is a range of industries in the region, the region is dependent on
industries that employ a small number of workers. Only three businesses employ 10 to 19
workers, with the majority employingjust 1 to 4 workers. No business in the area has more
than 20 workers. With only 140 workers employed by businesses within the entire zip code,
it can be safely assumed that the majority of employment found by the local labor force is
located outside the region. Thus, residents of the area are not dependent on the region for
employment.

P
I

13

Table 3. Business Patterns of Establishments in Riegelsville Zip Code

...

lnrlttetru
_
I
1
_
.
.

Code

Industry Code Description

Total
Establish
__
iments

Number of Establishments by
Employment-size class

~

1-4

5-9

10-19

23

Construction

4

3

1

0

31

Manufacturing

3

3

0

0

42

Wholesale Trade

2

0

2

0

44

Retail Trade

5

5

0

0

48

Transportation & Warehousing

1

0

0

1

51

Information

1

1

0

0

52

Finance & Insurance

2

1

0

1

4

4

0

0

6

5

1

0

54
56

Professional, Scientific &
Technical Services
Administration, Waste Mgt., &
Remediation Services

61

Education Services

1

1

0

0

62

Health Care & Social Assistance

2

2

0

0

71

Arts, Entertainment, & Recreation

2

1

1

0

72

Accommodation & Food Services

4

2

1

1

81

Other Services

7

4

3

0

99

Unclassified Establishments

1

1

0

0

45

33

9

3

Total

20 or

I

0

Source: U.S. Census, 1997.

Property Tax Contributions of Core Businesses
Besides employment and local investment, businesses provide municipalities with tax
revenues through the real property tax. Riegelsville Borough gets its tax revenues via the real
property tax and a percentage of the earned income tax levied by the local school district.
The school district gets most of its revenues fiom property taxes.
Studies have shown that commercial land uses usually provide more tax revenue than they
require in municipal services. School districts benefit even more fiom commercial land use in
that these land uses produce no school children (and thus no costs to the district).
Additionally, by providing this subsidy to the school district, homeowners have to pay in
even less in school taxes because they do not have to bear the full tax burden. Active
commercial land has obvious fiscal advantages.
The following tables provide an overview of the local taxes generated fiom existing
businesses in the commercial district and fiom vacant lands in the commercial core.
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Table 4. Local Taxes Generated from Commercial District Businesses
Yearly Local Tax
Contribution

Business Name

Industry

Tax Parcel
Number

Golden Scissors

Other Services

38-6-102

$94

Joe's Market

Retail Trade

38-6-1 15

$189

Accommodation & Food Services 38-6-87
Accommodation & Food Services/
38-6-1 14
Joe's PizzaNideo Store
Rental Services
Wine & Spirit Shoppel
38-6-121
Retail Trade
Health Food Store
Administration, Waste Mgt., &
Vic Lance Landscaping
38-6-96
Remediation Services
Transportation & Warehousing/
Post Office/
38-6-1 13
Laundromat
Other Services
Allen's Antiques
38-6-99
Retail Trade

$140

Borderline Caf6

I
I
I
I
I

Chiropractor

Health Care & Social Assistance

38-6-85

Sage Office Products

Wholesale Trade

38-6-83

$332
$202
$167
$279
$134
$94
$381

Total

$2,012

Video stores are typically dassified as Rental Services. Since none are listed in the region, we are categorizing the store as
Other Services.

Table 5. Local Taxes Generated from Vacant and Underutilized Lands*

I
I
I
I

Tax Parcel

Comments

Yearlv Local Tax Contribution

38-6-77-1 ; 78; 79

Vacant land

$38 (total)

38-6-86

Parking lot

38-6-1 13

Former drycleaners next to post office

$6
$279**

38-6-1 13-1

Parking lot

38-6-116-1

Former "Lundie's 5 & 10"

$32
$244

38-6-129

Vacant store

$57

38-6-130

Vacant land (borough-owned)

-

38-6-2 12

Small, abandoned home

$4

38-6-213

Parking lot (borough-owned)

38-6-214

Vacant, one-story office building

$94

Total

8754

-

'Parcel 38-6-42 is currently planned as a coffee shop and is not induded in either of the above tables.
"The post office accounts for the majority of this parcel's local tax contribution.

While the amount of revenue generated fiom property taxes from commercial core
businesses is fairly minimal compared to overall revenues generated borough-wide, any
increase is more than welcome in a small borough like Riegelsville. With a rise in the value
of commercial land, not only would the borough gain an increase in tax revenues, but local
homeowners would also potentially bear less of the school tax burden. Most years the
borough finds it difficult to balance its budget and provide a reasonable level of services to
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its residents. Unlike growing townships, the borough does not have the benefit of the fees
and property tax revenue associated with new development. With an aging and declining
population, Riegelsville may have to rely less on the earned income tax it receives from the
school board and more on real property tax revenues. Finding new uses for vacant and
underutilized properties will be a key component in securing the borough’s fiscal future.

Mix of Businessesz
A critical part of downtown revitalization is the concept of a diverse market. The mixture of
businesses in a downtown has been found to be a good indicator of the perceived health of a
downtown. “Downtowns must have a mixture of complementary uses in a concentrated area
to generate the pedestrian activity that creates a lively, interesting social environment and a
profitable business ~etting.”~
Businesses that make up a good mixture consist of businesses
that encourage people to stay longer and “browse.” These businesses include gift shops,
antique stores, bookstores, and bakeries. Businesses not found to help revitalize districts are
convenience or quick-stop businesses. Customers using these stores wish to quickly get in,
make their purchase, and get out. A stop at these types of stores is not perceived as a
destination in itself, just a stop on the way to somewhere else.
The current mix of businesses in the commercial district does not encourage shoppers to stay
longer and browse. (See table above). For example, the post office and laundromat, while
needed, are not the types of business that persuade people to stick around. Other businesses
in the district aren’t even oriented toward the walk-in customer. Businesses that do get walkin traffic, such as the antique shop, the liquor store and health food store, are located a block
away from the majority of the businesses in the district and are thus not close enough to
promote browsing. Future revitalization efforts should ensure that businesses will support
each other by clustering businesses, providing complementary activities, and generating
walk-in traffic.

2
3

Tyler, Nonnan. www.emich.eddpublidgeo/557book/elI0.tyIer.html.
Paumier, Cyril. Designing the Successfil Downtown, p. 3.
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Chapter 3. Commercial District Regulations
Most of the decisions about the future makeup of the downtown will be in private hands.
How market conditions are read as well as the desires of contractors and their clients will
largely determine the look and characteristics of future businesses in the commercial district.
But community sentiment, zoning, and land development review can play a part in framing
future development outcomes. A consistent and purposeful land development ordinance can
guide private investment to sensible decisions. This chapter analyzes current zoning
requirements for the commercial district for their appropriateness and adequacy.

Zoning Requirements

I
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The purpose of the Commercial District as stated by Section 700 of the Riegelsville Borough
Zoning Ordinance (1989) is to “provide a wide range of commercial, office, and service uses
for the needs of local and area residents. This district also provides for the continuation of the
commercial core area, which served as the business center of the borough. Appropriate
design standards will ensure that hture development is compatible with existing commercial
and office uses.”
Uses permitted by right in the Commercial District (Section 701) consist of the following:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)

(9)
(10)
(1 1)
(12)
(13)
(14)
(15)
(16)
(17)
(18)
(19)
(20)
(21)
(22)
(23)
(24)
(25)
(26)

A2 Nursery/Greenhouse
B1
B7
B8
B9a
B9b
B9c
B9d
B9e
B9f
B9g
B 10
B11
C1
C2
C3
C7
C8
C9
C10
D1
D2
D3
El
E2
E3

Detached Dwelling
Rooming and Boarding House
Residential Conversion
Accessory Professional Offices
Accessory Personal Services
Accessory Instructional Services
Accessory Home Crafts
Accessory Family Day-care
Accessory Trades
Accessory Repair Service and Other
Residential Accessory Building
Garage or Yard Sales
Place of Worship
School
Library or Museum
Municipal Building
Recreational Facility
Private Club
Community Center
Medicaloffice
VeterinaryOffice
Office
Commercial School
Day-care Center
Retail Store
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(27)
(28)
(29)
(30)
(31)
(32)
(33)
(34)
(35)
(36)
(37)

E5
E6
E7
E8
E9
E10
Ell
E12
E13
E14
E15

Service Business
Financial Establishment
Funeral Home or Mortuary
EatingPlace
Drive-ins & Other Eating Place
Tavern
Repair Shop
Theater
Indoor Athletic Club
Amusement Halls 8z Arcade
Private Recreational or
Entertainment Facility

(38) E17 Inn
(39) E18 Guest House, Bed & Breakfast
(40) E19 Service Station or
Car-Washing Facility
(41) E22 Automotive Accessories
(42) E24 Neighborhood Retail Center
(43) E26 Dwelling in Combination
(44) E27 Nonresidential Conversion
(45) H1 Nonresidential Accessory
Building
(46) H2 Outside Storage or Display
(47) H5 Towers, Masts, Etc
(48) H6 Off-street Parking
(49) H7 Signs

Uses permitted by conditional use are:

I
I
I
I
1
I
I

Utilities
Emergency Services
Terminal
Parking Lot
Research
Temporary Structure
Temporary Community Event
Recycling Collection Center
Uses permitted by special exception are:
(1)
(2)

E20
E21

Automobile Sales
Automobile Repair

Dimensional requirements (Section 702) of the district:
1. Unless a maximum height regulation is stated in Section 303 Use Realations for a
specific use, no use in the Commercial District shall exceed h t y - f i v e (35) feet in height.
For exceptions, refer to Use H5 (Radio and Television Towers, Masts, Flagpoles, Dish
Antennas, and Silos).
2. Where minimum lot area, minimum lot width, maximum building coverage, maximum
impervious surface ratio, or minimum yard requirements are not specified in Section 303
Use Realations for a specific use, the following requirements shall apply.

Use

Minimum
Lot Area

Minimum

Maximum
B,dg.
Coverage

Maximum
Impervious
Surface Ratio

Lot Width

Front

Side

Rear

Minimum Yards

B1

15,000 sq. ft.

100 ft.

20%

25%

40ft.

15ft.

30 ft.

E l9

20,000sq. ft.

200 ft.

35%

70%

50ft.

30ft.

30ft.

All Other
Permitted
Uses

15,000 sq. ft.

100 ft.

35%

70%

40ft.

15ft.

30ft.

Analysis of Zoning Requirements
The commercial district permits 49 different uses by right, 8 uses by conditional use, and 2
uses by special exception. Each use will have its own impacts on the commercial district.
Effects include increased traffic, decreased available parking, visual impacts, stormwater
runoff, and strains on on-lot sewage capacity. While space is at a premium in the commercial
district, most impacts can be appropriately dealt with through planning and design. For
example, parking needs can be accommodated in the rear of most lots. Runoff can be
managed through dry wells or pervious paving. On-lot sewage needs can be met with low-
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profile sand mounds. Thus, most permitted uses, if carefully designed, can have a positive
contribution to the downtown area.
Several uses, however, have impacts that may make them inappropriate for the downtown
setting. These uses include Drive-ins and Other Eating Place, Service Station or Car-Washing
Facility, Recycling Collection Center (permitted by conditional use), Automobile Sales
(permitted by special exception), and Automobile Repair (also permitted by special
exception). Successful commercial areas in downtowns are characterized by pedestrianoriented uses. These uses, whether they are retail businesses, apartment buildings, or local
churches, are designed to cater to the pedestrian and make the car subordinate. A service
statim, drive-in, or used car lot require a great amount of space for the parking and
movement of cars and do not cater to the pedestrian. In addition, the buildings for such uses
are often built further back from traditional setbacks and disrupt the scale and rhythm of the
street by creating empty “holes” in the overall composition of the buildings.

Mixed Uses
One of the more important uses found in a traditional downtown is the mixed-use building.
Mixed uses usually comprise buildings with both commercial and residential uses. In a
downtown situation, mixed uses have commercial storefionts at street level with apartments
above. Mixed uses are important to the level of street activity in a downtown area, as
residents of the apartments are often customers of the business establishments in a
downtown. Street activity lends vibrancy that is necessary to a downtown’s success.
Mixed-use buildings should be a primary component of future redevelopment. The
Riegelsville Borough zoning ordinance permits mixed-uses through the use type Dwelling in
Combination.

Dimensional Requirements and Building Relationships
Because Riegelsville Borough is a traditional small town, one of the main features of the
commercial district is the relatively small size of the individual lots. The average lot size in
the district is roughly 8,300 square feet. According to the dimensional requirements listed
above, many of the lots in the commercial district are nonconforming for lot size.
The required fiont setback for the district is 40 feet. While a setback of 40 feet may be
appropriate for a more suburban land development, it is excessive for a downtown area. Most
of the existing buildings have a setback ranging fiom about 5 feet to about 15 feet and are
nonconforming. With the possible exception of one home in the north part of the district,
none of the existing buildings have a fiont setback even approaching 40 feet.
Downtowns need much smaller setbacks to create a sense of enclosure. The buildings and
street trees are the “walls” for the “rooms” that are Delaware, Easton, and Durham roads. If a
building is located significantly further back h m the road, it creates a hole in the wall of that
room and the district loses its sense of enclosure and composition. In addition, the borough’s
19

commercial district is designed for the pedestrian. There is no reason why pedestrians should
have to walk an extra 20 to 30 feet fiom the sidewalk.
Finally, the side yard setback requirement for most uses in the district is 15 feet. Again, most
buildings in the district do not meet this requirement because of the relatively small size of
the lots.

Sign Regulation
Signs are regulated through the borough’s zoning ordinance. Window, projecting, and
fieestanding signs are permitted in the commercial district with limits placed on the size of
the signs (about 20 to 24 square feet). Given the traditional characteristics of the borough’s
downtown, the borough may want to consider also providing regulations for how signs may
be lit. In residential districts, the borough pennits signs to be lit only fiom indirect sources
and prohibits signs fiom being backlit or internally illuminated. The borough may want to
extend this prohibition to its commercial district.

Parking Regulation
Off-street parking requirements are listed in the zoning ordinance for each residential and
nonresidential use. Residential uses require a certain number of parking spaces for the
number of bedrooms in each dwelling unit. Nonresidential uses require a certain number of
spaces per square foot of floor area or a certain number of spaces per employee.

I
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The zoning ordinance also maintains a number of other provisions for parking lots. For
example, parking lots &e to be designed so that vehicles do not have to back out into a street
or another lot. Areas with three or more vehicles are required to be graded, surfaced, and
drained to prevent water flow to a street or adjoining property. Such lots also must be
landscaped with trees selected fiom a list of acceptable plantings.
The ordinance also makes provisions for shared parking and parking reduction. Two or more
uses can share a common parking lot if the total number of spaces provided is not less than
the sum of the spaces required for each use. Shared lots may reduce the number of required
spaces if it can be demonstrated that peak parking periods for each use occur at different
times in the day. The ordinance allows the reduction of nonresidential parking requirements
if the applicant can demonstrate that the additional parking is not needed and can reserve
space should additional parking be required.
While the space requirements stated in the ordinance represent reasonable standards, new
uses in the district may have difficulty in meeting the minimum requirements. As previously
noted, lot sizes in the district are relatively small and many of the existing buildings cover
large portions of the lots and thus leave little room for off-street parking. In addition,
opportunities for shared parking between uses may not always exist. Due to these conditions,
new uses may be unable to meet the minimum parking requirements of the district and will
require a variance.

20

e’

I

I

One way of meeting the parking requirements would be to construct parking off the existing
alleyway behind the buildings on the south side of Delaware Road or develop a new
alleyway behind the buildings on the north side of Delaware Road (if adequate land exists in
these areas). The use of alleyways to lead traffic to off-street parking behind buildings is
common in many boroughs. But motorists must be provided with adequate signage leading
them to these facilities, because such parking lots are not visible from the street and motorists
may be unaware that they exist.
Whether new uses are able to meet the requirements or not, the demand for on-street spaces
will only increase with the revitalization of the district. The borough could help reduce the
..
demand by doing one or both of the following:
1. Widen Delaware Road an additional 5 feet (for a total of 36 feet) to allow on-street
parking on both sides.
2. Acquire an open piece of property and construct an additional municipal parking lot.

Option 1 would require the acquisition of additional right-of-way from adjacent property
owners to maintain sidewalks and planting strips alongside the road. The street would have to
be regraded and paved in some areas. The proportions of the street to the buildings would
change, which could disrupt the feel of the downtown. And many of the new spaces would
not be close enough to the businesses they are intended to serve.
Option 2 is a more viable alternative. The borough would have to acquire land within the
district from one or possible two property owners. The land could then be developed into a
municipally owned parking area, providing parking for users of the downtown. The biggest
obstacle would be finding a suitable parcel of land to convert into a parking lot.
There are a few areas in the district that may be suitable for a municipal lot. These areas
include the parking lot of Sage Office Products (parcel 38-6-83), which is usually well under
capacity, the parking lot behind Sage and the chiropractor’s office on Durham Road (parcel
38-6-86), areas behind the apartments on the comer of Wayside and Delaware (parcel 38-682), and open land between Wayside and Durham in the north part of the district (parcels 386-78 and 38-6-79).
Among these potential choices, parcels 38-6-83 and 38-6-86 may be the most suitable. Both
are existing lots and are relatively close to Delaware Road. The Sage lot could still provide
parking for its employees, as more parking would be available during a typical workweek
than during the weekends. Both of these lots could be connected into one larger municipal
parking area.
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Improving the Look of the District: Design Review and Design
Guidelines
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Design Review

I

Poor design choices can have a lasting negative effect on a downtown’s overall look and feel.
For instance, Chapter 1 identified a few buildings in the district that were not in keeping with
the downtown’s character. These buildings were constructed or rehabilitated in a “modernist”
style that is very different from the traditional building types found in the district. Buildings
designed and constructed in this style are generally constructed of poorer quality materials,
are more oriented to cars than pedestrians, and demonstrate little architectural detail. A
conspicuous example of this type of structure is the ‘‘big box” retail center. These superstores
are Spartan in their design and construction (to keep costs down), have great expanses of
parking, and add little long-term value to a community. Big box stores are notorious for
closing because of their small profit margins and their constant need to move on to new,
more lucrative markets.
While Riegelsville will never be home to a big box retail center and it is perhaps reaching to
compare some of its buildings to faceless warehouse superstores, the above description is
meant to illustrate that the borough should do its best to encourage quality design and
construction. Quality design and construction not only make individual stores attractive and
inviting, but also add to overall attractiveness of the district. An attractive district will
increase retail sales, raise property values and tax revenue, create a sense of community
pride, and set itself apart fkom the uninspired commercial districts of many of its suburban
neighbors.
Design review is a method that can be effective in encouraging good design in rehabilitations
and new construction. Design review is an evaluation of the appearance of proposed
buildings and structures as part of the subdivision and land development approval process,
with its goal being the improvement of the aesthetic quality of the built environment. The use
of design review in Pennsylvania is limited. Appearance may be a factor in a decision, but it
may not be the only consideration.
Although Pennsylvania municipalities cannot base denial of a subdivision or land
development approval on architectural design issues, there are other methods by which
municipalities can influence design. Voluntary, nonbinding design review meetings may be
held between the applicant and municipal staff or a design review committee. It is important
that these meetings occur early in the application process, preferably at the sketch plan stage,
before too many design decisions have been made by the developer.
Additionally, municipalities interested in improving community character may turn to
incentive approaches. Requiring compliance with design review to obtain bonuses through
incentive zoning may be a way to implement design review. Another incentive for good
design would be faqade improvement programs, where receiving a grant or loan requires
review of planned improvements by the municipality.
22

I
I

I

I
I
I.

I
1
I

I

I
1

a’

I

I

I
I

t
I
I
I
1
I
I
b
I
I
I
I
I
I
I
I*
I

f i e formulation of a design review process should begin with a determination of how the
nunicipality defines good design. Community input, possibly through a survey or a design
:harrette4, may be used to determine what features of design are important in a municipality
3r neighborhood. From this information and with the assistance of architects or other design
professionals, a set of guiding principles of good design can be formulated and adopted by
the governing body. The preparation of design guidelines, which describe and illustrate
preferred design approaches provides developers a better sense of what the community is
looking for. (See below: Design Guidelines.)
While design review responsibility may be ultimately vested in the governing body, it is
often helpful for municipal officials to designate a design review committee to assist in the
review. Members of a design review committee are appointed by the governing body and
provide them advice on design issues. The design review committee should be composed of
persons with design experience, such as architects and local residents or businesspeople with
an interest in design issues.
)
Any design review process must walk a fine line between compatibility of development and
excessive conformity. There are a few examples, mostly resort communities, where
architectural styles and details are strictly dictated to achieve a particular look, such as an
alpine village. However, for most municipalities, design review should not limit architectural
styles and expressions. Quality design can take many forms.
Design Guidelines
Future development and reuse will have to balance the existing village look of the
commercial district with the goal of moving the district toward becoming more defined and
functional as a commercial district. Design guidelines are very helpful in carrying out a
vision of what commercial uses in the downtown should look like in the future. They
describe and illustrate preferred design approaches to developers a better sense of what the
community is looking for. In Pennsylvania design guidelines must be voluntary;
municipalities cannot mandate the design of a building.
A design guideline will usually consist of a one- or two-sentence statement that describes a
preferential treatment of a specific aspect of the design of a building or site. For instance, a
design guideline might specifically address entryways: “Solid or residential-type doors with
small areas of glass should be avoided. Openings containing double entry doors should be
retained.” Ahother might address street character: “Entrances, porches, balconies, decks, and
seating should be located along the street edge to promote pedestrian use of the street edge.”
Such guidelines, especially when illustrated, can be helpful in maintaining the character of
the community and encourage pedestrian traffic.

~

~~

4

A charrette is an informal community workshop, usually led by design professionals and planners, aimed at
building consensus and developing creative solutions to design and planning problems.
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1
To illustrate the effect design guidelines (and public improvements) can have on the Visual
character of an area, we have provided several photographic mockups of various places in the
downtown. These photographic samples are located in Appendix B of this document.
Design guidelines cannot be merely copied from other communities that have different
locations, climates, growth pressures, histories, and architectural characters. For example,
design issues in Riegelsville Borough are different from communities such as Doylestown,
New Hope, or Newtown. Those communities have downtowns that are primarily composed
of storefront buildings. Storefront buildings are buildings with large display windows on the
ground floor and one or more stories above. These buildings have recessed entryways that
invite pedestrians into the store and have them look around.
Most of the commercial buildings in Riegelsville’s downtown are not storefronts as defined
by the above characteristics. As described in Chapter 1, the borough’s downtown is arranged
more like a commercial village than an urban commercial core. Only a few commercial
buildings have display windows on the first floor; none have the traditional cornice or
f a ~ a d eOver
. ~ 40 percent of the district is dedicated to residential uses. These uses are mostly
single-family detached or single-family attached housing units, which have sloped instead of
flat roofs. Moreover, the district’s density is lower than that of many traditional downtowns.
Because of these differences and Riegelsville’s unique history and characteristics, the
borough must individualize its efforts in improving the look and design of its downtown.

5

The faGade is the area above the ground floor storefront opening. The cornice is a decorative cap on top of a
rectangular-shaped building. An example of a building with a cornice is the three-story brick apartment builon the comer of Delaware Road and Wayside Way.
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Chapter 4. Summary of Findings
Issues
The analysis provided by this document has identified a number of issues that negatively
affect the commercial district’s health and its potential for revitalization. The following
issues are among the most glaring and need to be addressed in the borough’s efforts to
improve the commercial district:
Inadequate Sewage Disposal Capacity-Sewage disposal in the borough consists
entirely of on-lot, individual systems. Lot sizes in the commercial district are
generally too small to accommodate the wastewater needs of new commercial uses.
Insufficient Street Infiustructure-Street infrastructure is needed in some areas of the
district: curbing along Wayside Way, paving of the unnamed alley, signage, street
trees along areas of Easton and Delaware Roads, and street level lighting.
Speeding Along Easton Road-Due
to existing road conditions drivers are
encouraged to speed along Easton Road. Easton Road is not currently perceived as a
safe street to walk along or cross.

Absentee Landlords-Absentee landlords are not taking care of their properties to the
standard of resident homeowners and landlords. The poor appearance of these
properties does not provide a good impression of the district.
Vacant Buildings-Several buildings and leasable areas have remained vacant for the
last few years. Vacant buildings create an atmosphere of abandonment and
hopelessness.

Parking-A

perception exists that parking is inadequate or poorly located.

Stagnant Tax Revenues-The commercial district does not provide a significant
amount of tax revenue. Moreover, the borough’s population is getting older and less
numerous. With more retirees and fewer people, the tax burden will fall more heavily
on property owners because of declining revenues fiom the earned income tax.
Inappropriate Zoning Requirements-The
dimensional requirements of the
commercial district are inappropriate to the downtown setting. Lot size and fiont yard
setback requirements are generally too high and cannot be met without a variance.
Poor Appearance-Certain areas of the downtown and certain buildings have a
rundown and less than desirable appearance. Some buildings are in need of
maintenance and faqade improvements.
25

0

0

0

Poor Signage-There is a lack of appropriate signage identifjmg the business
district, parking areas, and adjacent amenities (e.g., the Delaware Canal).
Lack of I dentiw The commercial district lacks an identity as a destination.
Riverfi-ont towns such as New Hope, Frenchtown, and even Point Pleasant are
examples of towns that are perceived as shopping and recreational destinations.
Design CompatibiZity--The district has a few buildings that are architecturally
incompatible with the remainder of the district. Some buildings have been remodeled
extensively. Others are new structures. The style given to these buildings is of a more
modem character and they do not display the architectural features of older buildings
found in the district.

Assets
Despite the above issues, the district maintains some significant assets that can be capitalized
on and used to aid the revitalization process. Any plan to help revitalize the district should
recognize these important resources.
Sense of Place-The
commercial district represents the heart of Riegelsville
Borough. Traffic arriving fiom the east, north, west, and south all must pass through
the district. The Delaware Canal is most easily accessed in this part of the borough.
Historic buildings are scattered throughout. The district is compact, walkable, diverse,
and has a real sense of place.
WaZkabiZity--The downtown is no more than a block in any direction and there are
sidewalks throughout. Businesses are generally clustered at either end of Delaware
Road.
Historic Buildings-Several buildings in the district were constructed during the
nineteenth and early twentieth centuries and are fine examples of design and
construction techniques fiom these periods. Three of these buildings are listed on the
Bucks County Register of Historic Places.
Delaware Canal-The canal and towpath is located just east of the commercial
district. One of the main access points to the canal is adjacent to Delaware Road. The
canal is a major public recreational resource used by hundreds of people practically
every day. There is significant opportunity for the borough to expand its role as a
stopping point along the canal.
RiegeZsviZZe Bridge-Further east Delaware Road connects with the Riegelsville
Bridge. This steel-wire suspension bridge connects the borough with New Jersey. The
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bridge is open to both pedestrians and trdfic. Scenic views of the Delaware River and
the surrounding hills can be seen from the bridge.
0

I

Community Pride-The community is composed of many people who are committed
to the idea of a better Riegelsville. These feelings of community pride are an
untapped source of energy and volunteerism.
0
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Delaware River-The Delaware is one of the most significant recreational, cultural,
and scenic resources in Eastern Pennsylvania. Riegelsville's location along the river
is an important asset to the borough.

Location at Regional Transportation Node-The commercial district is located at the
intersection of Easton Road and Delaware Road. Easton Road serves a number of
communities in upper and central Bucks and Northampton County, while Delaware
Road provides access to New Jersey. Because of its location, the district is easy to get
to fiom many communities.

I
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Chapter 5. Reinvestment and Revitalization
Reinvestment and revitalization are the processes of organizing, planning, and implementing
programs and policies aimed at improving the economic prospects and physical conditions of
a specific area. Thus far, this plan has identified a number of issues that have inhibited
private investment in the downtown, as well as identified assets that give the district a
marketable position. Reinvestment and revitalization represent methods of addressing these
types of issues and capitalizing on an area’s assets. This chapter provides an overview of why
and how communities reinvest in their downtowns.

Why Reinvest?
Reinvestment in a downtown can be a daunting task for most communities. It involves effort,
time, and money. It also involves something many communities find difficult to handlechange. But the upside to reinvestment can be substantial. Communities choose to reinvest in
their downtowns for several reasons:

New Construction-New

construction on vacant lots and new uses for old
buildings can help revitalize a district and provide new energy for a struggling
downtown.

New Employment-With

new businesses comes new employment that allows
area residents the opportunity to work locally.

Increased RetuiZ Sales-New businesses help existing businesses by bringing
more people to the downtown. Shoppers enjoy the convenience of getting
their goods and services with just one trip.
Increased MunicipuZ Revenue-Increased
increased property values and new uses.

municipal revenue is a result of

Spin-offDeveZopment-Development taking place in the commercial core can
foster reinvestment in surrounding areas and businesses.

Civic Pride-Reinvestment
and do business.

gives people a sense of pride in where they live

Public Improvements-Public
improvements such as water, sewer, and
streetlights can be an outgrowth of municipal and private efforts. Businesses
and local government benefit from the provision of improvements. The
downtown becomes a more attractive place, increasing sales and future
municipal revenues.
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To realize the above benefits the borough must make the commitment to begin the
revitalization process. Moreover, reinvestment must be done right and not through temporary
improvements that amount to mere window dressing. Successful downtowns are set apart
through quality improvements and revitalization efforts.

0'

I
I

Reinvestment and Revitalization

I
I
1

Reinvestment can OCCLU through private sources, public entities, or public-private
partnerships. But in a small borough such as Riegelsville, reinvestment must begin with the
borough. Substantial private investment isn't likely to come along until signs that the
downtown is changing begin to appear. In addition, a public-private initiative would be a
difficult undertaking, unless significant public incentives could be created for the private
sector (e.g., tax incentives or public funding).
Because municipalities do not generally get directly involved in real estate development,
direct investment by municipalities usually consists of constructing public improvements.
Indirect investment by municipal government consists of encouraging private investment,
through means such as zoning and permitting, marketing, and tax incentives. Both direct and
indirect investment strategies are detailed below.

PubZic Improvements-Public improvements can include streets, curbs, sidewalks, street
trees, paving, benches, park and recreation facilities, or even public water and sewer. Public
improvements add to the attractiveness and functionality of the downtown. Care must be
taken when designing and constructing public improvements. The Main Street Program6 of
the National Trust for Historic Preservation recommends the following goals in the design
and construction of public improvements:
Improvements should act as a support to the buildings and uses of the area and
not as the dominant feature of the area.
Improvements should encourage pedestrian movement through the downtown
and help create a safe and pleasant environment.
Improvements should provide orientation (e.g., entrances and exits, parking,
and transit stops).
Improvements should be integrated with private rehabilitation efforts.
Improvements must be maintained; their physical appearance indicates how
well the borough is taking care of its investment and how local residents feel
about where they live.
Boroughs such as Newtown, Doylestown, and New Hope have been very successful with the
improvements they have made to their downtowns. All have incorporated the above goals
This program is detailed in Appendix A.
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into the design choices they have made. They have made their downtowns into pleasing and
marketable shopping areas by constructing improvements such as pavers along sidewalks and
crosswalks, benches near points of interest, signs, landscaping, and human-scale lighting.
Before undertaking any improvement program, we recommend that the borough develop an
implementation plan. An implementation plan should consider the available approaches and
priorities, visual compatibility, maintenance considerations, costs (including short-term and
long-term costs), sources of funding, responsibilities, locations, scheduling, and follow up
activities. Improvements can be constructed over a period of time and are most effective
when constructed in conjunction with private rehabilitation efforts.
Zoning-Zoning ordinances must properly reflect the size, scale, and dimensions of the
existing buildings within the district. In addition, timely review and permitting helps
developers reduce costs and provides incentive for fhture projects.
Marketing-Marketing is the process of enhancing the public image of a downtown area.
Marketing can be carried out by means of retail promotions, special events, and imagebuilding promotions. Retail promotions typically involve sales or some other customeroriented event. Retail promotions are designed to produce immediate sales. Special events,
such as festivals, are designed to produce eventual sales and establish a long-term
relationship with the community and customer base. Image-building promotions are public
relations campaigns aimed at enhancing a downtown’s overall image. Image-building
promotions help establish a marketing identity and are a means for promoting revitalization
successes. The Pennsylvania Downtown Center7 is a nonprofit that can provide assistance
with the marketing of a downtown.

Tax Incentives-Providing

relief from local taxes has been widely used as a means of
encouraging businesses to locate or remain in an area. In Pennsylvania, local governments
are permitted to exempt construction of new buildings or additions to existing buildings from
the real estate tax. It is expected that this will make the area in which tax exemptions are
granted a more attractive area for redevelopment. This method requires no municipal
spending, rather it delays increases in municipal revenues. The borough should keep in mind
that low taxes are not the only reason a business will relocate to an area. In addition to low
taxes, a variety of other factors influence business relocation, including transportation,
availability of skilled labor, and proximity to suppliers and markets.

’See Appendix A.
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Community involvement is an important component of downtown revitalization. Through
community involvement the borough can develop a consensus on what the downtown should
look like and how its problems can be addressed, as well as organize committees and
volunteers, publicize its efforts to improve the district, and coordinate private efforts at
rehabilitation. The community has intuitive sense of what needs to be addressed and what
direction fbture efforts need to go. Without community guidance, a revitalization plan will
not work. Efforts will be uncoordinated and without a common direction.
This chapter attempts to encapsulate the views of Riegelsville residents about the commercial
district and provide a direction for the future. It presents the results of a community survey
and brainstorming sessions with members of the borough’s planning commission. These
opinions will form the basis for a series of vision statements, which are presented at the end
of the chapter and are intended to guide future reinvestment.

Riegelsville Borough Downtown Survey
To get a better sense of what the community is looking for in fbture downtown development
and reuse, a survey was distributed to Riegelsville households. The survey consisted of five
short questions aimed at gauging their feelings about the downtown and what they felt was
most needed to improve the downtown. The survey questions and results are as follows:
1. Would you like to see the borough make efforts toward revitalizing the downtown area?
Response

Total

____

Yes
No

64
0

2. What types of stores do you think are needed in the downtown? (Check all that apply).
Response

Total

Percentage

Drugstore
Bakery

45

67%

43

64%

Variety Store

42

63%

Convenience

13

19%

Restaurant

13

19%

Coffee Shop

28

42%

Hardware

31

46%

5

7%

21
4

31%

Personal Care
Outdoor/Recreational
Other

33

6%

1

3
3. What do you think are the biggest obstacles to downtown revitalization? (Check all that
apply).
Response

Total

Percentage

Poorly Located Parking

29

43%

Poorly Maintained Sidewalks

17

25%

Lack of Appropriate Goods and Services

36

54%

Lack of Needed Infrastructure (e.g., public
water and sewer)

22

33%

Lack of Identity as a Shopping Area

37

55%

Poor Signage

14

21%

Poor Appearance

45

67%

0

0%

Other

4. What do you think would aid in the downtown's revitalization? (Check all that apply).
Response

Total

Percentage

19

28%

5

7%

Better Signs

14

21%

Street Trees

17

25%

Improved Lighting

16

24%

Reducing Traffic Speeds Along 611

17

25%

More Parking

25

37%

Greater Variety of Stores

53

79%

Improved Store Design

29

43%

Improved Access to the River and Canal

27

40%

Benches

24

36%

Business Improvement District

28

42%

0

0%

Festivals, Block Parties
Banners

Other
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5. What actions are most important in revitalizing the downtown area? (Check all that
apply).
Response

I
I

Total

Percentage

Preservation of historic buildings and fatpdes

46

69%

New commercial development

17

25%

Promoting small business development

56

84%

4

6%

51

76%

0

0%

Attracting national chains
Promoting local businesses and amenities
Other

I
I
I
I
I
I
I
I
I

'I
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The survey provides a relatively good picture of what the community feels is important in
revitalizing the district. From the response to Question 1, it can be safely said that
respondents overwhelmingly feel that efforts should be undertaken by the borough to
revitalize the downtown area, although this should be tempered by the fact that people
responding to the survey are more likely to be interested in making changes. For Question 2
respondents said that they would like to see bakeries, drugstores, variety stores, coffee shops,
and hardware stores in their downtown. Respondents cited poor appearance, lack of identity
as a shopping area, lack of appropriate goods and services, and poorly located parking as the
main obstacles to revitalization. Respondents felt that a greater variety of stores, improved
store design, a business improvement district, improved access to the river and canal, more
parking, and more benches would most help revitalize the downtown. Small business
development, promoting local businesses and amenities, and preservation of historic
buildings and faqades were felt to be most important in revitalizing the downtown area.

Planning Commission Assessment
The results of the survey provides a small sample of what residents feel are the problems of
the commercial district, the types of improvements that would help revitalize the district, and
store types that they would like to see. To provide the perspective of local government,
borough planning commission members participated in a brainstorming session. (The
planning commission also provided much of the direction and local knowledge necessary to
develop this plan.) During this activity, planning commission members were asked to
identi@ what they felt was a problem for the district as well as what they felt were
opportunities in the district. Issues in the district that the planning commission felt to be most
problematic were:

0

0

Inability of lots to handle on-site wastewater needs
Excessive speeds along Route 611
Limited parking during events
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0
0
0

0

Physical appearance of the downtown
Poorsignage
Need for M e r code enforcement
Need for improved canal and river access
Lack of police force

Opportunities identified by the planning commission were:
0
0
0
0
0

Historic buildings
Delaware Canal, Delaware River, and Riegelsville Bridge
Potential as an arts and antique destination (similar to New Hope)
Stores such as a bakery
Kids opportunities (ice cream store, skateboarding, or biking)

Many of the issues and opportunities identified by the planning commission are similar to
those identified in the downtown survey. There is an obvious need to improve the overall
look of the district. Historic buildings are an important part of the borough's future. New
stores and a greater variety of stores are needed. Greater access to the river and canal areas
needs to be created. Moreover, the area is in need of an identity as a destination.

The Future of the Downtown
This common sense of the issues and the direction needed can help create a vision of what
might be. A vision for the commercial district can be developed through a series of vision
statements that reflect the opinions and values of residents and community leaders. Such
statements can help guide future efforts and establish what is important to the community.

Riegelsville Borough Commercial District Vision Statements
Revitalization of the commercial district is important to the future of Riegelsville
Borough. Efforts designed to aid this process should be guided by a vision that
reflects the community's values and desires. The following statements should be
kept in mind when undertaking future activities.
Improve t h e overall look and feel of the district. Emphasize the borough's smalltown character and sense of place through proper scale, quality materials, and
good design.
Preserve and enhance the district's historic resources. Treat historic resources
sensitively, respecting both their historic context and value as buildings.

Link pedestrian ways to borough amenities, such as the Delaware Canal,
Delaware River, and the Ceader trail.
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Establish an identity for the district as a destination. Create a place where
people will want to visit to shop, play, or meet friends and family.
Focus economic development on small
promotion, and improved store design.

business

Attract or develop stores such as bakeries, antique shops, and variety stores to
provide the necessary diversity and critical mass that make other downtowns
successful.

The above statements spell out what the community would like its district to be. Riegelsville
desires a diverse, walkable, and active place, that maintains its small-town charm. The
community sees potential in its commercial district and has an intuitive sense of what needs
to be changed to make it successful. What those steps will be to make that transformation is
the subject of the next chapter.
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business development,
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Chapter 7.Recommendations
So now what? The district's issues have been identified and analyzed, revitalization and
reinvestment explained, and community desires made clear. So how does the borough
address its problems? How can it capitalize on its assets? What can it do to attract private
investment? What exactly can Riegelsville do to improve the look and h c t i o n of its
commercial district?
Four general categories of recommendations are suggested: (1) Design, (2) Physical
Improvements, (3) Promotion and Organization, and (4) Economic Development. Design is
intended to include recommendations that will improve the look and feel of the district.
Physical Improvements also include recornmendations that will improve the look of the
district, but these recommendations are more intended to improve its function. Promotion and
Organization includes recommendations intended to recommend an organizing agency
responsible for carrying out a revitalization effort, as well as provide some helpful
suggestions. Economic Development recommendations are intended to tackle the economic
side of revitalization, an area that can be overlooked. Each recommendation will detail what
it is, the issue it addresses, assets it capitalizes on (if applicable), and funding and assistance
sources.

Design
1. Develop Design Boomesign Guidelines*-A design book or design guidelines
would serve as a design guide for rehabilitations and new development. The
document would provide a design context and describe what constitutes good and bad
design through short descriptions, photographs, and drawings. It would aid in the
design review phase of land development applications. Historically used architectural
and design patterns could serve as a template to formulate recommended design
treatments. The design booWguidelines would be the result of workshops involving
residents, borough officials, historic preservation experts, and design professionals.

Chapter 3 indicated the differing design issues in the commercial district and
suggested that the borough needed to look at its downtown more in the context of a
commercial village. Design solutions applied to a traditional downtown storefront
might not be so easily applied to the village-like building types found in the
commercial district. Inspirational sources for developing design guidelines and
implementing design review may have to come from village planning books, such as

*

To illustrate the effect design guidelines (and public improvements) can have on the visual character of an
area, we have provided several photographic mockups of various places in the downtown. These photographic
samples are located in Appendix B.
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*

the Bucks County Planning Commission’s Village Planning Handbook, rather than
design books focused on traditional main streets.
Issue Addressed: Design Compatibility, Poor Appearance
Asset: Historic Buildings; Sense of Place
Funding/Assistance: Pennsylvania Downtown Center, New CommunitieslMain
Street Program
2. Enact Changes to the Zoning Ordinance-Several inappropriate zoning regulations
are identified in Chapter 3 of this plan. These include restrictive dimensional

requirements, possibly inappropriate permitted uses, and inappropriate sign
regulations. By reducing the dimensional requirements, the smaller, nonconforming
lots in the district will conform to the requirements of the district. Fewer variances
will be required and thus fewer disincentives to reinvestment will be in place.
Several uses permitted in the district require much space for parking and movement
of cars and are not oriented toward the pedestrian. These uses include Drive-ins and
Other Eating Place, Service Station or Car-Washing Facility, Recycling Collection
Center (permitted by conditional use), Automobile Sales (permitted by special
exception), and Automobile Repair (also permitted by special exception). The amount
of open space they require would be disruptive to the scale and rhythm of the district.
The borough should consider moving such uses to a more appropriate area of the
borough or allowing them only by special exception or conditional use (as some
already are).
Given the traditional characteristics of the borough’s downtown, the borough may
also want to consider also providing regulations for how signs may be lit. In
residential districts, the borough permits signs to be lit only from indirect sources and
prohibits signs fiom being backlit or internally illuminated. The borough should
consider extending this prohibition to its commercial district to maintain the
pedestrian and traditional character of the district.
Issue Addressed: Inappropriate Zoning Requirements, Design Compatibility, Poor
Appearance
Asset: Historic Buildings, Sense of Place
Funding/Assistance: Land Use Planning and Technical Assistance Program
(LUPTAP)
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3. Protect Historic Resources-Local preservationists and historians have documented
the district’s historic character. The commercial district has several notable historic
buildings and according to the community survey, the protection and enhancement of
historic resources is a high priority. Indeed, a recent amendment to the Municipalities
Planning Code states that zoning ordinances must protect historic resources (Section
603(g)(2)). Historic resources can be protected through several methods: historic
district, historic overlay district, and fagade easement acquisition.
A local historic district ordinance designates an area containing historic structures and
protects by limiting the type of alterations that may be made to existing buildings,
reviewing proposed demolitions, and ensuring compatible design of new
construction. Historic districts created under the authority of the enabling legislation,
Act 167, are not zoning districts; the review process is a procedure separate fiom
zoning concerns. All areas proposed for a historic district must be certified as having
historic character by the Pennsylvania Historical and Museum Commission. Act 167
also requires the appointment of a historical architecture review board (HARB),
which reviews and advises the governing body about any alterations within the
district. The governing body then decides whether to approve or deny the proposal.
A historic preservation overlay district provides local designation and regulations of
historic properties through local zoning. Historic resources may be further divided
into classes depending upon their significance, with National Register properties
receiving greater protection than locally identified buildings. Historic overlay zoning
can include one or more of the following provisions:
0

0
0

0

0
0

Permitting additional uses within historic structures, with a condition of use
being that alterations meet design guidelines;
Review of demolition proposals by a local historic commission;
Review by a local historic commission of proposed subdivisions and land
developments;
Preparation of impact statements for proposed subdivisions and land
developments;
Buffering adjacent to historic properties;
Review by the historical commission of the design of proposed alterations to
historic properties.

Historic buildings can also be preserved through the purchase of fagade easements.
Easements are specific property rights that are sold or donated by a property owner
for the benefit of another party. Easement types include access, conservation, and
fagade easements. Rights can be purchased to protect historic resources, natural
resources, open space, and scenery. A fagade easement lets the municipality buy the
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rights that control the design and construction of outer wall surfaces of historic
buildings.
Each of the above techniques can be helpful in preserving a community’s historic
resources. The borough should consider which techniques might be most appropriate
for the conditions of the district as well as other factors, such as ease of
administration.
Issue Addressed: Design Compatibility, Poor Appearance
Asset: Historic Buildings; Sense of Place
Funding/Assistance: Community Development Block Grant, Land Use Planning and
Technical Assistance Program (LUPTAP)
4. Improve Storefront Design-Survey respondents identified improved storefront
design as an important element in the district’s revitalization. Indeed, the
attractiveness of a downtown’s storefronts can have a very positive effect on the
perceived health of a downtown as well as a positive effect on the number of sales
receipts. Encouraging business owners to improve their storefronts and buildings
should be a key component in Riegelsville’s revitalization strategy.

To improve storefront design and ensure sensitive rehabilitation, the borough should
first look to its past. Old drawings, photographs, and insurance maps provide many
clues as to the original features of buildings in the district. The borough can assemble
this information into files that will allow building owners quickly determine what is
needed for their building improvement projects. Residents should also be made aware
of any design guidelines or design books developed by the borough aimed at
rehabilitations and new development. (See above: Design Book/Design Guidelines).
However, it might be difficult to convince certain property owners to rehabilitate their
buildings. Offering free design assistance is an effective method of encouraging
building owners to invest in their buildings. Such assistance can consist of voluntary
aid by an area design professional or the loan of materials and publications that offer
technical assistance. Another method would be to make building owners aware of the
Federal Rehabilitation Investment Tax Credit Program. Under this program, property
owners are eligible for up to a 20 percent tax credit on rehabilitation projects. (See
Appendix A for further details).
Issue Addressed: Design Compatibility, Poor Appearance
Asset: Historic Buildings; Sense of Place
Funding/Assistance: New Communities/Main Street Program, Community
Revitalization Program, Federal Rehabilitation Investment Tax Credit Program
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Improvements
1. Street Infrastructure Improvement Plan-Develop
a plan prioritizing street
improvements. Using the deficiencies identified in this document, a street
infrastructure improvement plan would account for visual compatibility, maintenance
considerations, costs (including short-term and long-term costs), sources of funding,
responsibilities, locations, scheduling, and follow-up activities.

Possible street improvements include curbing along Wayside Way, paving of the
unnamed alley, street trees, landscaping, street-level lighting, benches, signs, and
textured crosswalks. (See Appendix B for a selection of potential downtown
improvements).
Issue Addressed: Insufficient Street Infrastructure, Poor Appearance, Poor Signage
Asset: Sense of Place; Walkability
Funding/Assistance: Community Development Block Grant, Community
Revitalization Program, New CommunitiesMain Street Program, Pennsylvania
Downtown Center, Business Improvement District, Tax Increment Financing.
2. Sewage Facilities Improvement Plan-Develop

a plan for the funding, planning,
construction, and operation and maintenance of a public sewerage system for the
commercial district. This system could consist of a community system designed to
serve the commercial district only or a municipal system designed to serve the entire
borough.
A public sewerage system could provide significant economic and environmental
benefits. Public sewerage would raise property values and allow a range of uses with
wastewater flows that on-lot systems could not accommodate. This type of
ifiastructure upgrade would make the borough a much more competitive area for
new business to locate. A public system would also address the problem of older,
failing systems and increase the quality of the borough’s wastewater effluent.

The primary drawback to a public system is the high cost of construction. The
borough and its residents currently have a limited ability to fund such a system and
would have to rely on public funding. Some residents may object to a public system
on the grounds of cost, disruption to their lives, or tradition. In addition, the planning
and coordination of such an effort represents a major undertaking for the borough and
would require the expertise of qualified individuals. Nevertheless, the lack of
adequate sewage capacity is one of the key reasons that private investment in the
district remains slight.
Issue Addressed: Inadequate Sewage Disposal Capacity
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FundingIAssistance: Local Government Capital Projects Loan Program, Section 108
Loan Guarantee Programs, Community Development Block Grant, Tax Increment
Financing.
3. Implement a Traffic Calming Program-The speed of traflic along Easton Road is
a real quality-of-life problem in the borough. Walking across or along sections of this
road does not feel safe. Most residents would probably rather use their cars to access
the downtown rather than negotiate this major roadway. Roadway conditions that
encourage speeding also have the effect of making Riegelsville an area to be quickly
passed by, instead of a real place where people live and do business.

Traffic calming uses physical and psychological changes to the roadway to reduce
speeding and cut-through volumes, enhancing the safety of both pedestrians and
bicyclists. Traffic calming measures include curb extensions, speed tables, raised or
textured crosswalks, on-street parking, forced turns, and raised median islands to
accomplish its goals (among other techniques). In Pennsylvania, traffic calming
measures can be constructed on local residential streets, collector streets with
primarily residential uses, and arterials that serve as downtown or commercial areas
(with posted speeds of 40 m.p.h. or less). For traffic calming measures along a state
road or if state, federal, or liquid fuels h d s are to be used to fund such measures, the
township must follow PennDOT’s recommended study and approval process. (See
PennDOT’s Traffic Calming Handbook for details on implementing a traffic calming
program).
A program of traffic calming along Easton Road would be beneficial to the
commercial district in several ways. First, it would add to the livability of the borough
by increasing the perceived safety in negotiating Easton Road. Raising the livability
of the borough will make it more attractive to new residents and new businesses.
Second, traffic calming would add to the pedestrian feeling of the district. Cars
moving more slowly add a feeling of safety to people walking or biking along the
road. Third, as traffic is slowed, people who previously were just passing by on their
way to somewhere else will start to perceive the district and borough as a real
destination.
Issue Addressed: Speeding Along Easton Road
Asset: Sense of Place, Location at Regional Transportation Node
FundingIAssistance: Community Development
Revitalization Program, Tax Increment Financing
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Organization and Promotiong
1. Establish a Revitalization CommitteeA responsible party is needed to coordinate
the revitalization process, direct stakeholders to appropriate resources, and promote
the district. A committee composed of borough officials, business owners, property
owners, historic preservationists, and community volunteers could serve such a
purpose. This committee could map out a revitalization strategy, establish a work
program, develop program goals and objectives, secure needed fbnding and
assistance, coordinate disparate efforts, develop promotional materials, organize
cleanup and improvement events, collaborate with business and community leaders,
act as a source of information for interested and concerned residents, oversee
finances, and report to borough council and planning commission.

I
I
I
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I

Issue Addressed: Lack of Identity, Poor Appearance, Stagnant Tax Revenues
Asset: Community Pride, Location at Regional Transportation Node
Funding/Assistance: Pennsylvania Downtown Center, New CommunitiesMain
Street Program, Communities of Opportunity Program, Main Street Program of the
National Trust.
2. Establish an Effective Public-Private Partnership-Local businesses and property
owners are a critical part of the revitalization equation. Successful revitalization will
not happen unless both govemment and the private sector are involved.
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Issue Addressed: Absentee Landlords, Lack of Identity
Asset: Community Pride
Funding/Assistance: Pennsylvania Downtown Center, New CommunitiesMain
Street Program, Main Street Program of the National Trust.

3. Develop a Work Plan-A work plan is a list of programmed activities designed to
carry out the goals and objectives of a revitalization program. According to the
National Main Street Center publication, Revitalizing Downtown, work plans serve
four purposes:
0

To manage the wide range of activities that must take place for the
revitalization effort to succeed;

0

To develop a timetable and budget for activities;

0

To explain the organization’s purpose and its activities to the public;

9

This section was adapted from information obtained in the following publication: Smith, Kennedy.
Revitalizing Downtown. National Main Street Center. Washington,D.C.,1996.
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0

To help measure-in
program’s success.

quantifiable terms-the

downtown revitalization

Goals and objectives are developed for a work plan to carry out the vision for district
revitalization. A goal is a basic direction to address an existing issue. Objectives are
specific, achievable aims, which clarify how a community intends to resolve an issue.
Activities are the actual work needed to cany out goals and objectives. For example,
a yearly work plan might list the following goal, objectives, and activities:
Goal: Improve the look and feel of the commercial district.
Objective: Construct new street infkastructure in strategic areas of the district.

Activity: Identify areas in need of sidewalks, curbs, paving, and street trees.
Activity: Develop a vision of potential street improvements for the district.
Activity: Develop an improvement plan for the district.
Objective: Develop a design boowdesign guidelines for rehabilitations and new
construction in the district.

Activity: Compile copies of historic photographs that demonstrate house
styles, original architectural features, and building locations into a file.
Activity: Hold a design charrette with design professionals and historic
preservation experts to develop a list of recommended guidelines.
Activity: Take photographs and create drawings to illustrate dos and don’ts of
rehabilitations and construction.
Activity: Compile recommended guidelines into usable document.
Each activity is assigned a timeline and responsible person(s). A work plan should
contain activities that can be accomplished in a year’s time. The activities should be
both realistic and care should be taken to not duplicate efforts. At the end of the year
the work plan can be evaluated for the number of activities accomplished and
adjustments can then be made to the following year’s work plan.
Issue Addressed: N/A
Asset: Community Pride
Funding/Assistance: Pennsylvania Downtown Center, New CommunitiesMain
Street Program, Main Street Program of the National Trust.
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4. Use an Incremental Approach-The
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transformation of a struggling downtown into
an active shopping area will not occur overnight. The borough should take aim at
small, achievable goals before tackling the larger, more complex issues. For example,
the borough could begin by planting trees in strategic areas. Or provide new signage
indicating access to the Delaware Canal (and downtown parking). Immediate
improvements like these serve notice to residents and business owners that change in
the district is on the way and help to provide momentum for additional improvements.
Issue Addressed: N/A
Asset: Community Pride
Funding/Assistance: Community Development Block Grant, Community
Revitalization Program, New CommunitiesMain Street Program, Pennsylvania
Downtown Center

5. Promote the District-Promoting

and marketing an image is the process of
conveying a downtown’s unique assets and attractiveness to target market groups.
Promotional activities, such as retail promotions, special events, and image-building
promotion, can help establish an identity and improve the image of the district.
Because of the small size of the commercial district, promotional activities may have
to be limited in their size and scope. While promotions such as the occasional festival
are appropriate (festivals are often inclusive of a whole town), retail promotions
would probably not be effective due to the small number and limited variety of stores.
However, limited image-building promotions may be appropriate to the district. Such
promotions may consist of touting revitalization successes (e.g., new rehabs, new
businesses, new infrastructure), distributing newsletters, providing promotional
information on a website, organizing special events, and obtaining media exposure.
When establishing an identity through promotional activities, the borough should
understand the district’s market niche. For instance, Doylestown Borough has a
bustling downtown that serves government workers and legal professionals during
weekdays and day-trippers during the nights and weekends. The downtown is
composed of businesses such as law offices, restaurants, bookstores, specialty stores,
sandwich shops, coffee shops, and personal services. Riegelsville Borough will never
be a Doylestown (nor does it want to be). However, its commercial district does have
the potential to become a weekend destination for people seeking a mix of antique
stores, bookstores, restaurants, curiosity shops, and recreational and cultural
activities. These are the types of stores and activities a small riverfront town is
suitable for hosting and represent the feel and flavor the borough should consider
promoting.
Issue Addressed: Lack of Identity
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Asset: Sense of Place, Walkability, Delaware River, Delaware Canal, Riegelsville
Bridge, Historic Buildings, Community Pride, Location at Regional Transportation
Node
Funding/Assistance:
Downtown Center

New CommunitiesNain Street Program, Pennsylvania

Economic Development
1. Promote and Assist Local Businesses-Downtown improvements will have the
effect of increasing sales for area businesses, but improvements may also increase
rents. Owners who make improvements to their properties will want to recoup the
loss through increased rents. Typically, a business spends about 4 to 10 percent of its
gross annual income on rent. Any increase in rent must also be accompanied by an
increase in sales. Thus, increasing economic activity is an important goal for any
revitalization program.

Economic activities can encompass a wide variety of actions. The primary goal for
economic development is to provide assistance to the downtown that local businesses
cannot provide by themselves. For example, one thing a revitalization committee can
do for local businesses is to promote the commercial district as a cohesive shopping
area. Much in the way a mall is managed and promoted as a uniform shopping
destination, so can a downtown. The advantage a downtown has over a mall, of
course, is that it isn’t uniform and is composed of unique, individually run stores.
Other activities could include distributing a consumer survey to get an idea of the
likes and dislikes of potential shoppers, identifymg opportunities and barriers to
increased sales, developing a fact sheet of vacant properties for potential buyers, or
providing information on loan and assistance sources for local businesses.
Issue Addressed: Vacant Buildings, Stagnant Tax Revenues
Asset: Sense of Place, Walkability, Community Pride, Location at Regional
Transportation Node
Funding/Assistance: New Communities/Main Street Program, Pennsylvania
Downtown Center, Communities of Opportunity Program, Business Improvement
District
2. Support Small Business Development-Most

successful economic development
programs focus on the development of local small business rather than trying to
attract larger out-of-town businesses. Small businesses are much more likely to be
adaptable to the variety of spaces available in the commercial district. Locally grown
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businesses are more likely to be loyal to the area and not suddenly pull stakes when
times are not as good.
Small business development can be supported by providing information to potential
business owners. Two programs that may be helpfbl to potential business owners
include the Upper Bucks County MicroLoan Fund and the Center for Entrepreneurial
Assistance. The committee can also assist new businesses in finding space downtown.
Issue Addressed: Vacant Buildings, Stagnant Tax Revenues
Asset: Sense of Place, Walkability, Community Pride, Location at Regional
Transportation Node
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Funding/Assistance: Communities of Opportunity Program, Upper Bucks County
Microban Fund, Center for Entrepreneurial Assistance
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Appendix A. Funding and Assistance
Finding the proper funding and assistance can be a critical part of the revitalization process.
Good planning is useless if money and technical know-how aren’t available to carry out a
revitalization plan. This appendix provides an overview of available programs designed to
help municipalities reinvest in their downtowns. Each program is detailed as to what kind of
help it provides, what eligibility requirements are, how to apply, and whom to contact for
further information.

Department of Community and Economic Development Programs
The Department of Community and Economic Development (DCED) is the primary source
of revitalization assistance in Pennsylvania. The stated mission of the DCED is to “foster
opportunities for businesses and communities to succeed and thrive in a global economy,
thereby enabling Pennsylvania to achieve a superior quality of life.”
The DCED now offers a single application for community assistance. The application can be
found at the DCED’s website, www.inventpa.com. This one step lets you apply to one or
more of the state’s economic and community development financial assistance programs.
When you submit a Single Application to the Department of Community and Economic
Development, it goes directly to their Customer Service Center where staff will answer any
questions, provide general information on programs, and direct you to appropriate DCED
contacts.

To assist in identimng the community resource programs that best meet your needs, the
DCED has developed a Community Resource Directory, available through the InventPa
website. The Directory provides a brief description of the programs offered, eligible entities,
eligible uses, who to contact, dollar amounts available and other requirements.
Revitalization programs in the Community Resource Directory that Riegelsville Borough can
take advantage of include the following:

Community Revitalization Program
This program provides grant funds to support local initiatives that promote the stability of
communities. The program also assists communities in achieving and maintaining social and
economic diversity to ensure a productive tax base and a good quality of life.
EZigibiZity--Local governments, municipal and redevelopment authorities and agencies,
industrial development agencies, and nonprofit corporations incorporated under the laws
of the Commonwealth.
Eligible Uses-Construction or rehabilitation of infiastructure, building rehabilitation,
acquisition and demolition of structures, revitalization or construction of community
51

facilities, purchase or upgrade of machinery and equipment, planning of community
assets, public safety, crime prevention, recreation, training, and acquisition of land,
buildings and right of ways.
Where to AppZy-Customer Service Center at
dcedcs@state.pa.us

1-800-379-7448 or email ra-

Amounts-Grants vary between $5,000 to $25,000.
Terms/Conditions-Refer

to the Program Guidelines.

New Communities/Main Street Program
The Main Street Community component is a five-year program designed to help a
community’s downtown economic development effort through the establishment of a local
organization dedicated to downtown revitalization and the management of downtown
revitalization efforts by hiring a full-time professional downtown coordinator. The Main
Street Affiliate component allows eligibility for technical assistance and training from the
DCED or Pennsylvania Downtown Center for a five-year period. Upon completion of the
five-year strategy, Affiliates are eligible for up to four years of desigdfaqade improvement
grant funding for up to $80,000.
EZigibiZity-For the Main Street Community component a municipality must have a
business district with at least 65 establishments, 5,000 to 50,000 residents, and a
pedestrian-oriented business district with traditional older buildings. Municipalities
lacking in one or more of these requirements are eligible for the Main Street Affiliate
component.
EZigibZe Uses-For the Main Street Community component, administrative costs
associated with the hiring of a coordinator and operating the office and desigdfacade are
granted to private property owners within the target area as well as market assessments,
the development of planning strategies, and the development of design guidelines. Main
Street affiliates are eligible for planning grants but are not eligible for h d s to hire a
Main Street manager.
where to AppZpDiana Ken at 717-720-741 1 or email dikerr@state.pa.us

Amounts-Total

of $115,000 over a 5-year period.

Tems/Conditions-Match

required for Main Street Component.

Communities of Opportuniiy Program
This program provides state-funded grants for community revitalization and economic
development activities that occur on a local level. Specifically, the program assists
communities in becoming competitive for business retention, expansion, and attraction. It
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also funds projects that assist with community revitalization for housing and low-income
housing.
EZigibZe Organizations-Local
governments, redevelopment
authorities, and nonprofits on a case-by-case basis.

authorities, housing

EZigibZe Uses-Community revitalization and economic development and/or the
development or rehabilitation of housing.
Where to AppZA
' ldona

Kartorie at 717-720-7409 or email akartorie@state.pa.us

Amounts-There is no minimum or maximum amount and grants average between
$150,000 to $200,000.
TermdConditions-Refer

to the Program Guidelines.

Community Development Block Grant (CDBG)
This program provides grant assistance and technical assistance to aid communities in their
community and economic development efforts. There are two components: the entitlement
program which provides annual funding to 27 third class cities, 127 boroughs and townships,
and 54 counties, and a competitive program which is available to all nonfederal entitlement
municipalities in Pennsylvania.
EZigibiZiwLmal governments that are not designated by HUD as urban counties or
entitlement municipalities.
EZigibZe Uses-Housing
rehabilitation, public services,
infi-astructure improvements, development, and planning.

community facilities,

Where to AppZpEntitlement Program: Scott Dunwoody at 717-720-7402 or email
sdunwoody@state.pa.us; Competitive Program: Tom Brennan at 7 17-720-7403 or email
tbrennan@state.pa.us
Amounts-Entitlement
maximum.

Program - set by formula; Competitive Program - $500,000

Terms/Conditions-70 percent of each grant must be used for activities that benefit lowand moderate-income persons. Refer to the Program Guidelines.

Pennsylvania Infrastructure Investment Authority (PENNVEST)
This program provides low-interest loans for the design, engineering and construction of
publicly and privately owned drinking water distribution and treatment facilities, stormwater
conveyance and wastewater treatment and collection systems.
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Eligibiliwommunities or private firms needing clean drinking water distribution and
treatment facilities andor safe sewage and storm water conveyance and treatment
facilities.
Eligible Uses-Design, engineering and construction of publicly and privately owned
drinking water distribution and treatment facilities, storm water conveyance and
wastewater treatment systems.
Where to ApplpPennvest
Amounts-Loans up to $1 1 million per project for one municipality; up to $20 million for
more than one municipality; up to $2 million for design and engineering; up to 100% of
the total project costs.
,

Tem/Conditions-1 percent to 5 percent interest rate, depending upon the resulting user
rates in the community.

Section 108 Loan Guarantee Programs
This program provides loan guarantees as security for federal loans.
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Eligibility-local governments that are not designated by HUD as urban counties or
entitlement municipalities.
EligibZe Uses-Acquisition, rehabilitation, relocation, clearance, site preparation, special
economic development activities, certain public facilities, and housing construction.
Where to AppZS
' cot
Dunwoody at 717-720-7402 or email sdunwoody@state.pa.u;
Tom Brennan at 717-720-7403 or email tbrennan@state.pa.us

I
I

Amounts-Varies depending on applicant.
TermsKonditions-Refer to the Program Guidelines.

Land Use Planning and Technical Assistance Program (LVPTAP)
This program provides grant funds for the preparation of community comprehensive plans
and the ordinances to implement them. It promotes cooperation between municipalities in
making sound land use decisions that follow or adhere to the Governor's Executive Order on
Land use.
Eligibility-Priority is given to any county government acting on behalf of its
municipalities, any group of two or more municipalities, or a body authorized to act on
behalf of two or more municipalities.
Eligible Uses-Preparing and updating of comprehensive community development plans,
policies and implementing mechanisms such as zoning ordinances subdivision
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regulations, functional plans such as downtown revitalization, water resource plans, and
land development regulations.
Where to Apply-Kerry Wilson at 1-888-223-6837 or email kenvilson@state.pa.us
Amounts-Applicants are to provide a minimum of 50 percent match consisting of cash
or in-kind services. There are no minimum or maximum amounts.

I

Temzs/Conditions-Contracts for assistance are generally given for a two- to three-year
period. Refer to the Program Guidelines.

Local Government Capital Projects Loan Program
This program provides low-interest loans for the equipment and facility needs for small local
governments.
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EZigibiZity--Local governments with populations of 12,000 or less.
EZigibZe Uses-Rolling stock and data processing equipment purchases or the purchase,
construction, renovation, or rehabilitation of municipal facilities.
Where to Apply-Sharon Grau at 1-888-223-6837 or email sgrau@state.pa.us
Amounts-50 percent of the total cost of purchasing equipment up to a maximum of
$25,000 or 50 percent of the total cost for purchase, construction, or renovation of
municipal facilities up to a maxhum of $50,000.
Temzs/Conditions-Loans are 2 percent and are repaid over a period not to exceed 10
years or the usefbl life of the equipment of facility. Refer to the Program Guidelines.

Regional Police Assistance Grant Program
This program provides grants for a period of up to three years for the start-up of consolidated
police departments.
EZigibiZiphy two or more municipalities that regionalize.
EZigibZe Uses-Pays

for Regional Police Chief salary and other related expenses.

Where to Apply--Dale Frye at 1-888-223-6837 or email dafje@state.pa.us
Amounts-$99,000.

II

Temzs/Conditions-Regonalization must have taken place.
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Shared Municipal Sewices
This program provides funds that promote cooperation among municipalities. The program
also encourages more efficient and effective delivery of municipal services on a cooperative
basis.
EZigibiZiwTwo or more local govemments or Councils of Governments (COGS).
EZigibZe Uses-Combined police records administration, shared personnel activities, joint
ownership of equipment, shared data processing operations, joint sign making and COG
start-up funding.
Where to AppZF' red
Amounts-There
$25,000.

Reddig at 1-888-223-6837 or email fieddig@state.pa.us
is no minimum or maximum amounts. Grants range fiom $10,000 to

Terms/Conditions-Applicants are to provide a minimum of 50 percent match consisting
of cash or in-kind services. Refer to the Program Guidelines.

Funding Mechanisms
In addition to grant and assistance programs available through the DCED, Pennsylvania has
also provided the authority to make use of tax-related mechanisms to encourage the
revitalization of blighted or deteriorated areas. These mechanisms include business
improvement districts, tax increment financing, and tax incentive programs.
Business Improvement Districts
Under the Business Improvement District Act of 1967, municipalities may establish business
improvement districts and fund improvements by assessing the costs to properties (via
special tax assessment) that directly benefit fkom the improvements. Improvements may only
be made to publicly owned property and the ordinance enacting the district must specify the
improvements to be undertaken and their costs as well as the boundaries of the district. A
municipality may also choose to delegate the authority for management and oversight of the
business improvement district to a business district authority. The authority is authorized to
acquire, construct, finance, improve, maintain, and operate projects; provide financing for
insurance reserves; make loans; and borrow money and issue bonds to finance projects.
Tax Increment Financing
Another funding mechanism available to Riegelsville is tax increment financing. Tax
increment financing is designed to revitalize blighted areas by using public improvements to
make an area more attractive for business. The increased tax revenues generated by new
development then pay the costs of the improvements or bonds used to finance such
improvements. However, the Tax Increment Financing Act allows only Redevelopment
Authorities to use tax increment financing as a redevelopment tool. In addition, the area must
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be declared “blighted” as defined by Urban Redevelopment Law and some risk exists as to
whether the improvements will generate increased tax revenue significantly enough to cover
the costs of improvements.
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Tax Incentive Programs
Two major incentive programs are available in the Commonwealth of Pennsylvania, the
Areas Tax Exemption Act and the Local Economic Rehabilitation Tax Assistance (LERTA).
The Areas Tax Exemption Act permits real estate tax exemptions for improvements to
residential units and construction of new units in deteriorated areas. LERTA permits local
government to grant complete or partial exemption fiom real estate taxes for businesses
building new facilities or making improvements to existing facilities in deteriorated areas.
However, deteriorated areas must meet the definition of “blighted” under the Urban
Redevelopment Law or “impoverished” under the Neighborhood Assistance Act. While the
Areas Tax Exemption Act applies only to residential development, LERTA can provide
incentive for the location and retention of businesses in areas where taxes are a disincentive
to redevelopment.
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Historic Preservation
Federal Rehabilitation Investment Tax Credit Program
The Federal Rehabilitation Investment Tax Credit Program enables a property owner to
recover 20 percent of rehabilitation costs in the form of a tax credit. Administered by the
Pennsylvania Bureau for Historic Preservation in partnership with the National Park Service,
the federal tax credit program is one of the most successful and cost-effective programs that
encourages private investment in rehabilitating historic properties such as office buildings,
rental housing, hotels and retail stores. However, in order to qual@ for the program, the
building must be listed on the National Register of Historic Places, the work must meet the
Secretary of Interior’s Standards for Rehabilitation, the building must be placed into an
income producing use, and a good portion of money must be spent by the owner on the
building’s rehabilitation.
A 10 percent federal tax credit is available for rehabilitation of nonresidential income
producing buildings built before 1936 that are not listed on the Register. Certification
through the National Park Service is not required. However, before undertaking any
rehabilitation work with potential tax credits in mind, contacting the Bureau of Historic
Preservation is recommended so that federal guidelines and requirements are carefully
followed.
The Bureau also offers Keystone Grants for the rehabilitation of historic buildings under the
stewardship of 501(c)(3) organizations or public agencies. Grants range from $20,000 to
$100,000 with a match from the applicant.
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Program contacts:
Bonnie Wilkinson Mark
Phone: (717) 783-0772
Email: bwilkinson@state.pa.us
Scott Doyle
Phone: (717) 783-6012
Email: midoyle@state.pa.us
Website: www.phmc.state.pa.us

Local Economic Development Assistance
Upper Bucks County MicroLoan Fund
The Upper Bucks County MicroLoan Fund was started as a result of a partnership among the
Upper Bucks Chamber of Commerce, Quakertown Alive, Financial Institutions, and Partners
for Small Business Development, Inc. to address the business development and capital needs
of start-up or existing businesses in upper Bucks County. Loan sizes range from $5,000 to
$30,000 and the interest rate is fixed at prime plus 2 percentage points. Maximum term is
five years. Funds may be used for working capital, inventory, machinery, equipment,
furniture, fixtures, leasehold improvements, and real estate.
The Upper Bucks Chamber of Commerce can be contacted at:
Phone: 215-536-321 1 Fax: 215-536-7767
Website: www.ubcc.org
Email: info@ubcc.org
Partners for Small Business Development, Inc. can be contacted at:
Phone: 215-483-7450 Fax: 215-483-5887

Center for Entrepreneurial Assistance
The Center for Entrepreneurial Assistance (CEA) is the lead agency in Pennsylvania
government for small business development. The mission of the CEA is to enhance the
entrepreneurial vitality of the Commonwealth and build an environment, which encourages
the creation, expansion and retention of successful small, woman-owned, and minorityowned businesses.
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The CEA oversees the Small Business Resource Center, Minority Business Advocate, and
the Women's Business Advocate. Experienced consultants are available to help potential
business owners with business-related issues or direct them to qualified service providers.
The Center for Entrepreneurial Assistance can be contacted at:
Department of Community and Economic Development
Commonwealth Keystone Building
400 North Street, 4th Floor
Harrisburg, PA 17120-0225
Phone: 800-280-3801 or 717-783-5700.
Website: www.inventpa.com
E-mail: ra-dcedcea@state.pa.us

Nonprofit Assistance
The Pennsylvania Downtown Center
The mission of the Pennsylvania Downtown Center (PDC) is to promote and support the
vitality of Pennsylvania's downtowns and traditional neighborhood business districts. The
PDC provides local groups with the techniques and strategies they need to recapture or
sustain their downtown as a vibrant civic, social and economic center of activity.
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The PDC revitalization philosophy identifies ongoing professional management as a critical
key to success. It offers assistance to downtown managers through its objective assessments,
educational and training programs, publications, and resource library. PDC programs and
services provide affordable outreach and technical assistance to communities, tailored to their
unique economic and social environment. The PDC works with downtowns of all sizes,
urban and rural.

I
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The Pennsylvania Downtown Center can be contacted at:
Pennsylvania Downtown Center
412 North Second Street
Harrisburg, PA 17101
Phone: 717-233-4675 Fax: 717-233-4690

~;

Website: www.padowntown.org
Email: padowntown@padowntown.org
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The Main Street Program
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Since 1980, the National Main Street Center has been working with communities across the
nation to revitalize their historic or traditional commercial areas. Based in historic
preservation, the Main Street approach was developed to save historic commercial
architecture and the fabric of American communities’ built environment, but has become a
powerful economic development tool as well.
The Main Street program is designed to improve all aspects of the downtown or central
business district, producing both tangible and intangible benefits. Improving economic
management, strengthening public participation, and making downtown a fun place to visit
are as critical to Main Street’s future as recruiting new businesses, rehabilitating buildings,
and expanding parking. Building on downtown’s inherent assets-rich architecture, personal
service, and traditional values and most of all, a sense of place-the Main Street approach
has, rekindled entrepreneurship, downtown cooperation, and civic concern. It has earned
national recognition as a practical strategy appropriately scaled to a community’s local
resources and conditions. And because it is a locally driven program, all initiative stems fiom
local issues and concerns.
The National Main Street Center can be contacted at:
The National Main Street Center of the National Trust for Historic Preservation
1785 Massachusetts Avenue, N.W.
Washington, DC 20036
Phone: 202-588-6219 Fax:202-588-6050
Website: www.mainst.org
Email: mainst@thp.org
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Appendix B. Potential Improvements
Although this plan has consistently recommended visual improvements to the downtown
area, it may be difficult to imagine the kind of effect these features can have. To help readers
of this plan conceptualize how visual improvements can enhance the look of the downtown,
we have provided several photographic mockups of specific areas of the downtown. These
photographs are designed to demonstrate how small, even inexpensive, details can have a
huge effect on the feeling that an area generates. Each photograph shows a different type of
improvement and describes what the improvement is and how it can help improve the look
and function of the district.
The demonstrated improvements are not, however, recommendations. The improvement may
not be appropriate for the particular area or may not accurately express the look the borough
is attempting to put forward. The borough should tailor its improvements to the identity it is
trying to establish and not rely on certain strategies or designs just because they worked in
other towns or seem to work in the photographs.

Potentia1 Improvements
Textured Crosswalk
The textured crosswalk is a traffic calming device that consists of pavers or imprinted
concrete. They are designed to alert motorists to a pedestrian area and provide an
aesthetically pleasing attribute to the street. Textured crosswalks have no effect on traffic
speeds. Traffic speeds are reduced, however, when they are employed as a raised crosswalk.
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Bulbouts/Curb Extensions
Bulbouts are another traffic calming device. They are essentially an extension of the curb
into the street. Bulbouts are designed to shorten the distance a pedestrian must travel when
crossing the street, make motorists more aware of pedestrians, and reduce vehicle speeds by
creating a narrower travel lane. According to PennDOT, bulbouts are appropriate for all
street classifications and may be used midblock, where there is significant pedestrian activity.
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Sidewalks and Curbs
As noted previously in this plan, some areas of the downtown would benefit from sidewalks
and curbs. Sidewalks would promote pedestrian access along these streets. Curbs would
provide an edge to the street that is commonly found in more urbanized boroughs and would
also prohibit cars from parking on the lawns of adjacent properties.
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Buried Utilities
Certainly a difficult and costly improvement to the borough would be to bury the electrical
and communication utilities serving the downtown. But as the pictures below demonstrate,
the aesthetic benefits can be substantial. In addition, the burying of utilities could be timed to
coincide with the construction of a new public or community sewage facility. This would
reduce costs, as electrical and telephone lines could be placed alongside sewer pipes.
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Storefront Improvements
Improvements to individual properties can make a huge difference in how the commercial
district is perceived. Simple improvements, such as landscaping, awnings, and tasteful
signage help make businesses appear friendlier and add to the overall value of the district. In
addition, regular maintenance to prevent deteriorating conditions give the feeling that people
care about their properties and are committed to making the borough a better place to live.
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Appendix C. Trees Suitable for Urban PlantinglO
Small Trees - Under 30’
(Allow at least 4 feet to curb or sidewalk; 20 feet minimum spacing between trees)
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Acer campestre*- Hedge maple (‘Queen Elizabeth’ is a good cultivar)
Acer tataricum* - Tatarian maple
Amelanchier x grandzj7ora - Serviceberry (many cultivars)
Crataegus crus-galli - ‘Inermis’ - Thornless cockspur hawthorn
Crataegus laVallei+- Lavelle hawthorn
Crataegusphaenyyrum ‘Princeton Sentry’ or ‘Ohio King’ - Washington hawthorn
Crataegus viridis - ‘Winter King’ - Green hawthorn
Malus cultivars* - Crabapples (disease resistance emphasized)
‘Adams,’ Centurion,’ ‘Donald Wyman,’ ‘Harvest Gold,’ ‘Prairiefire,’ ‘Professor
Spenger,’ ‘Red Jewel,’ ‘Robinson,’ ‘Sentinel,’ ‘Spring Snow,’ ‘Sugar Tyme,’
‘Strawberry Parfait’
MalusJIoribunda- Japanese flowering crabapple
Malus sieboldii x zumi ‘Calocarpa’ - Zumi crabapple
Prunus ‘Accolade’ - Flowering cherry
Prunus sargenti: ‘Columnar’ - Sargent cherry
Prunus semlata* ‘Amanogawa’, ‘Kwanzan’ - Japanese flowering cherry
Prunus virginiana ‘Shubert’ - Shubert Chokecherry
Syringa reticuluta ‘Summer Snow’ or ‘Regent’ - Japanese tree lilac

Medium Trees - 30’ to 45’
(Allow at least 8 feet to curb of sidewalk; 45 feet minimum spacing between trees)

Acer campestre - Hedge Maple
Aesculus x carnea ‘Briotti’ - Ruby red chestnut (specify street tree form)
Carpinus betulus ‘Fastigiata’ - Upright European hornbeam
Carpinus caroliniana*- American hornbeam
Ostrya virginiana - Hop hornbean
Koelreuteria paniculata - Golden rain tree
Phelodendron amurense ‘Macho’ - Amur cork tree (male trees are seedless)
Prunus x yedoensis - Yoshino cherry
Pyms calleryana cultivars - Callery pear (stay away fiom ‘Bradford’!)
‘Aristocrat,’ ‘Capital,’ ‘Chanticleer’ or ‘Cleveland Select,’ ‘Red Spire,’ and
‘Whitehouse’ have better branching structure
Quercus acutissima - Sawtooth oak
Sorbus alnifolia - Korean mountain ash
Sorbus aucuparia - European mountain ash (susceptible to fire blight)
10

Schiefer, J. Penu State College of Agricultural Sciences, Penn State University, 1995.

Will also tolerate smaller planting pits.
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Large Trees - Over 45’
(Allow at least 8 feet to curb or sidewalk; 45 feet+ spacing between trees)

-

Acer rubrum - Red maple (own rooted plants best - many cultivars)
Celtis Iaevigata ‘All Seasons’ - Sugar hackberry
Celtis occidentalis ‘Prairie Pride’ or “Magnifica’ - Hackberry
Colylus colurna - Turkish filbert
Eucommia ulmoides - Hardy rubber tree
Fraxinus americana - White ash (many cultivars)
Fraxinus pennsylvanica - Green ash cultivars (many are seedless) ‘Urbanite,’ ‘Patmore,’
‘Summit,’ ‘Newport,’ and ‘Cimmaron’
Ginkgo biloba - Ginkgo (male selections only)
Gleditsia triacanthos ‘Shademaster’ or other cultivars - Honeylocust
GymnocZadus dioicus - Kentucky coffee tree (male selections only)
Liquidambar styraczj7ua - Sweet gum (‘Rotundiloba’ is seedless)
Metasequoia glyptostroboides - Dawn redwood
Nyssa sylvatica - Black gum
Platanus x acerifolia - London plane tree
Quercus alba - White oak
Quercus bicolor - Swamp white oak
Quercus imbricaria - Shingle oak
Quercuspalustris - Pin oak (‘Green Pillar’) now available (upright branching habit)
Quercusphellos - Willow oak
Quercus robur ‘Pyramich’ - Skymaster English oak
Quercus rubra -Red oak
Quercus shumardii - Shumard oak
Sophorajaponica - Japanese scholar tree (cultivars ‘Halka’ or ‘Regent’)
Taxodium distichum - Bald cypress
Tilia americana ‘Wandell’ - Legend American linden
Tilia americana ‘Redmond Linden’ - Redmond linden
Tilia cordata - Little leaf linden cultivars
Tilia x euchlora - Crimean linden (ungrafted specimens)
Tilia tomentosa - Silver linden
Ulmusparvifolia - Lacebark elm (‘Ohio’,
‘Dynasty’
or ‘Pathfinder’)
Zelkova serrata ‘Village Green’ or ‘Halka’ - Zelkova
Recommended reference:
Gerhold, H., Wandell, W., and Lacasse, N. 1993. Street Tree Factsheets. The Pennsylvania
State University, State College, PA.
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Appendix D. Survey Comments
The following is a list of comments given by respondents to the downtown survey.
Riegelsville is such a quaint little town and adding some necessary stores (drugstore,
convenience and/or variety like Lundies used to be) would help keep the town alive. The
community would prosper instead of the surrounding areas. Help promote our own. The
attitude in this town also needs to change to help and be happy for the ones who do
prosper instead of being so negative about others. Let’s help our own town! Why can’t
we all work together and help each other and make ours one of the best in Bucks County.
The one thing residents fear most is change. There will always be opposition to any
suggestion.
Speeding on Route 61 1 is a major problem.
We need a store to replace Lundies. One store that services all of our needs instead of
going miles for drugs, hardware, and toys. We already have a good little food store,
coffee and restaurants and outdoor stores. I think we need good old general store!
Sidewalks - tripping hazard and liability
Poor signage - How does anyone fiom Rt. 61 1 know what is downtown? You have to get
them there.
Sewer - No public sewer available. Types or uses of storeshestaurantslimited by sewage
flow (could have store with a septic system). But septic systems may not be able to meet
needs of restaurant, bakery, or other uses.
Comment - What happened to Lundies? Having a vacant storefiont in Riegelsville
negatively affects borough property values. I am not blaming Mr. Lundie.
Buildings are run down and appear like slums. Traffic speeds are way above 35 even with
local residents; but there’s not enforcement. An area where people could sit, picnic, rent
canoes, water-ski, hike with guide (maybe) would keep in the local “quaintness.” Be
careful not to over-commercialize.
Parking - We need more lots - the one behind Sage would work.
Festivals - Attract out-of-towers.
Block Parties - Probably too much resident apathy for that.
Better Signs - They should be tasteful and similar in size (like Golden Scissors and
Riegelsville Hotel. Not overly modem and bright like Borderline and Sage.
Traffic Speeds - This is a major problem. It reduces property values and decreases
quality of life. Where is enforcement? It’s a veritable cash cow of traffic violations.
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Preservation - Buildings like Joe’s Pizza, market and the one next to coral are totally out
of character and destroy the quaint feel.
0

Codes are broken - (1) grass cutting; (2) junk cars; (3) general clean-up.
Sewers are out-dated, cannot serve businesses.
The buildings on the main street (Delaware) are not maintained (appearance). For
example, the apartments across from the post office are eyesore. Pike house on comer eyesore.
Frenchtown is one of the most successfbl river villages in the area, followed by Milford,
both in New Jersey. There are high quality restaurants to choose from, wondefil
bakeries, coffee shops, gourmet delis, ice cream shops, real estate office, all with restored
historic facades. It would be extremely important not to allow cheap and tacky stores like
Wawa, 7-Eleven, etc. Quality and charm are what attract people to Riegelsville.
Retaining the historic river village atmosphere is essential to its success.
Delaware Road bridge over canal is narrow - difficult for pedestrians going to
canallriver. I suggest rather than repair or widen that bridge to consider road to come
straight off river bridge across canal to Durham Road, then travel through business
district past parking lot to Delaware Road. This would slow traffic by use of stop signs
while having a two-lane bridge and allow old canal bridge to become a footbridge,
enabling better access to canalhver.
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Gravel back streets and alleys poorly maintained;
- Christmas decorations from street post, etc., lighted tree;
- Banners to celebrate holidays, historical dates on posts on main drag; and
- Information plaque for Riegelsville (how it was founded, etc).
Do something about the trashy hotels and apartments that are downtown;
Later hours on Saturday for the post office;
- Improve the look of existing businesses and the downtown area in general. Craig
has done a great job with his buildings near the light.

-

We would not need a new convenience store if Joe’s Market was cleaned up and
refbrbished. Inside it is grubby looking and smelly; they frequently sell perishable food
that is old and/or spoiled (even when the sell-by dates have been pointed out to them),
and the freezer and dairy cases look as if they have not been cleaned in years. I do not
trust the safety of the meat and deli food they sell in the back.

Also, Joe’s video needs to shield its pom section better from the view of children. This
place is not an asset to the downtown area.

70

I
I

I

a

And another thing, we need a place to buy Bucks County dog licenses!
Two problems - Joe’s stores are mostly a disgrace, and there is nowhere to locate a new
business district. This would have to be located along 61 1 but where? Only place with
adequate space, including parking, etc., is Borough Hall and St. John’s. Else you must
tear down half the houses that front 611.
Find out how it used to look and work from there.
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Convenience Stores - not a 7-Eleven or Wawa, please.
Parking - not enough parking - can’t park on one side of Main Street.
Shopping Area - Riegelsville is a drive-thru town. No reason to stay here.
Appearance - Some of the buildings on Main Street are in disrepair or unattractive (e.g.
post office building).
Commercial Development - as long as in keeping with historic town.
National chains - NO! Historic towns should remain quaint. There are enough places to
find national chains elsewhere.
Comments - Most of Riegelsville is residential. Main Street buildings would need to be
converted to storefrontsto create a true commerce area. Same on 6 11.
Need appropriate zoning to provide incentives that promote retail development. Foster
preservation of historically significant buildings. Focus on the canal on river frontage as
an attraction.
I would like the results of this survey made public and some action taken for
improvements.
Types of stores - We should be open and supportive to any business endeavor.
Obstacles - Lack of support and vision of some residents and more importantly the
board’s lack of support towards new business.

I can agree to promoting local business but making every effort to prevent introduction of
national chains! An effort must be made to promote pride in architectural design. We
must prevent uninteresting buildings such as the post office on Delaware and the health
food and liquor store on 611. It is very difficult to sell or rent retail space that has no
architectural character. We must also make every effort to maintain rural character. If the
town loses its rural character then it becomes just another “strip town” along the
highway. The town must design and develop a very comprehensive plan for
improvementswith great core and great caution.
Downtown’s revitalization - Speed bumps on Durham to prevent speeders and people
using it as an access to 611. More for kids to do to keep them off the streets.
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Comments - I think we need more police patrolling. Too many kids hanging around
waiting to get into trouble. People use Durham Road for a drag strip and there are so
many small children around. The canal also supports geese and ducks that wander the
streets. Most of the traffic is not local either; it’s people that don’t want to go up to the
light and use 611 to get where they’re going. Bikers are the worst, especially at all hours
of the night in the summer months.
We have no hub. Riegelsville is a natural for this. Do a nice job. Thank you.
All current commercial architecture is very poor and does not relate to the historic
architecture of the borough. Facades should be changed roof lines should be made
compatible with residential neighbors. Quality stores require quality customers. The
residents create the market, stores respond to it. Route 61 1 hillside should be turned into
a green space and not remain the overgrown and abandoned condition that it is today.
Revitalizing - Clean streets and flowers in spring, summer and fall.
Obstacles - Get people to fix up and clean up the fkont of their homes and streets
all through borough.
Comments - Try to get water pumped into canal up above rocky falls. Town
looks terrible without it. Promote canal activities and keep it deep enough so
that wide wates can be used.
Encourage property owners to improve their properties as has been done to the properties
comer 6 11 and Delaware Avenue.
Downtown’s revitalization - The big question - at what cost to local taxpayers?
Comments - There are small business owners all along 611 (north, south and
“downtown”). All business in the borough should be supported and encouraged.
Hire policeman to make town safer. Make Durham Road two ways. Initiate or enforce
leash law. No one wants dogs jumping out at them.
Efforts - antique shops, gourmet shop.
Obstacles - Some ugly buildings (Joe’s Pizza) have ruined look of downtown. Also some
properties in town look unkempt and sloppy.
Revitalization - Most important improved store design. Interesting shopskafes will
attract people to town (like Frenchtown). Also, the former Lundies 5 & 10 was a great
loss to town. This space has so much potential for a shopkafk, etc. But instead is an
absolute mess property and eyesore!
Comment - We think this town has so much potential; could be another Frenchtown and
even Milford has changed for the better. We should be next. But it must take a certain
pride in the town, which I see lacking at times. Most important of all, if this is indeed a
historic district, we absolutely must stop any further destructioddefacing (as Joe’s
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Pizzdstore have shown). To me we have a lot of great architecture. Hopefully some of
the buildings (like Joe’s) could be saved/revitalized.
Revitalization could lead to a need for public sewerage that could lead to forcing public
sewerage for the entire town. Downtown area is the only place in town with a sewage
problem and revitalization would make the problem worse.
Stores - antiques, boutique, bookstore, specialty foods, florist.
Revitalizing Downtown - creating tourist attractions (canal, tours of historic buildings).
Comments - It would be wonderful as houses get restored, repainted, updated, etc. to
have owners talk with an architect/design person for recommendations for exterior paint
colors and/or modifications. Maybe a committee could be created that could take on h d
raising programs to pay for some amount of money ($150 - $200) toward consultation
fees for any homeowner who uses the suggestions of such professional advice. Or maybe
a committee could interview such professionals and officially recommend one as the
“architectural design coordinator” for Riegelsville and possibly with that sort of publicity
such person would donate an hour of time and advice.
One of the appealing attributes of river villages south of us is they’ve restored many of
their buildings and they’ve used interesting and historic paint colors on the exteriors.
I am appalled by the appearance of “Lundies”. If the owners are not going to use it as a
place of business, they should go somewhere else. The junk inside looks atrocious and if
they intend to keep it as a refuse dump, they should be forced to hang curtains to hide
their mess. The appearance of that store alone causes the downtown to be unappealing to
anyone passing by.
Something to cut down the dust and dirt of side streets and alleys, like the one behind the
post office. More thinks for the kids to do, an arcade or something.
Keep all changes within a “classic” or “period” taste with a cham that will be “timeless.”
In this way, the “look” of the town will outlast a “trendy” wave and have a rich, classical
appearance.
Add: special days such as “kite day/picnic lunch,” block party ... outdoor concerts...
outdoor arts/crafi festival.. . keep the auto show.
Promoting small business development on a limited basis, i.e., being selective about what
kind of business, (not too much of one kind, like pizza parlors) and making sure there is
plenty of access and parking in a safe way as well as proper code (building and zoning).
Response to Riegelsville Borough Planning Commission Survey - #6
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1. This survey was a good idea. Maybe you will get good feedback under #6 about
some issues facing our community and other concerns which our residents want
some action on or responses made.

2. Don't we have a zoning code or ordinances to eliminate and control the
appearance of property such as that along Rt. 61 1 near the Masonic building?
There must be rodents living in the junk, cars leaking oil and battery acid,
chemicals, etc. must be present. No more than one unregistered and unlicensed
vehicle (unless a verifiable vehicle business) should remain on any property for
more than 30 days and mechanical work on vehicles must be completed within 30
days.
This property is a disgrace to our community since it is located right on Rt. 61 1
and across fiom all those beautiful historic homes. I would think those
surrounding property owners should be entitled to reduced taxes because of what
surrounds their properties.
3. Some properties in town have too muchjunk, cars, and trailers, etc. piled up. It is
unsightly for neighbors to look at as well as the passing public.
4. Have a clean-up week for all property owners - roadside collection by borough of
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junk, tires, appliances, furniture, etc. like they do in some communities. Charge a
fee and tag tires ($3) and appliances with fieon ($10) if necessary.

5. The property owner on Route 611 at Sycamore Road should clean up the leaves
and twigs and paint the graffiti on the building - it is unsightly right there on
Route 61 1. It is also a fire hazard with the accumulation of leaves!

6. The property owners who own the hillsides along Route 61 1 should be required to
clean up the leaves and tree branches/twigs so they don't accumulate on the side
of Rt. 61 1 and end up on the curb and roadway.

7. The edges of Route 611 should be cleaned and the drains cleared. When it rains
the water cannot run along the curb into the drain so it covers the roadway making
it hazardous for driving. Some borough streets also need to have the curb areas
cleaned and weeds removed, etc., too.
8. Maybe a workday by the community, especially youth groups or school students
who need a civic project, could help with painting curbs, house numbers on curbs,
park clean-up, painting of signs posts, helping elderly residents with their
properties, etc.
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9. All buildings and curbs should have large, fluorescent readable numbers on them
for emergency services as well as deliveries, etc.
10. Street signs should be checked to make sure all streets; roads, lanes, etc. are
properly marked. Do we have an updated borough map available?
11. Bulletin board at the post office area needs to have a corkboard backing. (It is
hard to put tacks in the wood of the doors) and someone should check it weekly to
remove old notices and keep it clean and repaired.
12. A community newsletter should be put out with what goes on at Borough Council
meetings as well as committee reports since I never see any information in the
Easton newspaper which most of the residents probably subscribe.

Also, names of “who’s who” on council and the committees would be helpful office hours and phone numbers of borough contacts needed.
13. Check with other communities nearby what they do regarding condition of
properties, zoning codes and ordinances, recreation facilities, newsletters,
.
communityprojects, etc.
14. We need a community celebration day at the park or block parties - Founder’s
Day, holiday weekend get-together with a picnic and games, flea market, food
stands by civic and church groups, etc. Residents don’t really know each other
anymore. It would be nice for the senior citizens and families - maybe churches
and senior groups could offer some suggestions (music, bingo, carnival-type
games, etc.)
15. Is there any way a few decorations could be put up for Christmas, Memorial Day,

July 4, etc., to recognize these events?
Riegelsville needs a police force. Get rid of all the drug dealers in the downtown parking
lot. Wake up and clean up. Now! And people will come back to the business district.
We would like to see an active downtown business area, but would like Riegelsville to
maintain its small town charm. Small, independent business would be much preferable to
chain stores. As it stands, downtown Riegelsville is not very attractive. Perhaps business
and homeowners in and near the downtown area could be encouraged to improve the
appearance of their properties. For example, Lundies currently resembles a glass-front
storage facility, with someone’s scattered belongings all in public view. It seems unlikely
that prospective businesses would venture into such an unattractive area.
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On the bright side, we greatly appreciate having a local market, video store, and

restaurants to frequent. We also love the canal and really wish it wasn’t just an empty
ditch so much of the year.
Finally, a town newsletter could do a lot to promote community involvement, but there
doesn’t appear to be one.
Keep it small and “local” and country. Discourage building of development homes and
chain stores.
Obstacles - Area in fiont of old Lundie store is in clutter with papers, etc. Right in the
heart in downtown it is an eyesore. Should be cleaned up by owners of the store.
Comments - Indoor recreational facility for the youth. Would provide a safe, supervised
place for them to hang out, and maybe eliminate some of the drugs and mischief.
Riegelsville is a nice place to live. Some areas are eyesores and need to be addressed.
Transportation is needed for seniors to go to malls, etc., for medicines and groceries.
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Enforce codes at private residences on abandoned vehicles and clean up messy
properties. They look like junkyards.
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All changes are for the distant future. Some things need to be addressed in the very near
future, Le., transportation for senior citizens and eyesores that are called homes. I feel
Riegelsville should be cleaned-up before new stores or shops are added.
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