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Executive Summary
The purpose of the Bristol Township TCDI Study (2019) is to understand the economic impacts of the I95/Pennsylvania Turnpike interchange connection and develop an economic vision and plan aimed at
reinvigorating Bristol Township’s industrial and retail base, revitalizing vacant and underutilized areas,
increasing job opportunities, and enhancing the township’s character and sense of place.
In 2010, construction began on the ramps that connect Interstate 95 to the Pennsylvania Turnpike. These
two ramps now connect northbound Interstate 95 with the eastbound Pennsylvania Turnpike and the
westbound Pennsylvania Turnpike with southbound Interstate 95. This project officially completes
Interstate 95 and provide a physical connection between Interstate 95 and the Pennsylvania Turnpike.
As part of this study, the Bucks County Planning Commission engaged the Economy League of Greater
Philadelphia to conduct an economic Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis.
The study brought together leaders across Lower Bucks communities in a collective process to identify
factors maximizing economic growth and opportunity in Bristol Township and Lower Bucks County. This
analysis focuses on the major elements that will impact the future economic growth of the area. The report
serves as a basis for the county and its municipal and private sector partners to develop an economic
development strategy for Bristol Township and surrounding communities.
The Bristol TCDI study area is comprised of Bristol Township and the portion of Bristol Borough where
Routes 413 and 13 intersect.

PART I. BACKGROUND AND ASSESSMENT
INDUSTRY COMPOSITION AND REAL ESTATE TRENDS
Manufacturing has long been a strength of Bristol Township and Bristol Borough. The township contains
several large industrial parks, a few large heavy industrial facilities and many small- to medium-sized
manufacturing and warehouse facilities.
The Bristol area’s strength in manufacturing is due to many factors. Among them include:
1.
2.
3.
4.
5.

Location
Access to highway, rail, and port facilities, including the Keystone Industrial Port Complex
Skilled industrial force
Business-friendly environment
Sewer and water infrastructure

However, one other factor lends itself to the area’s manufacturing power: economic clustering. Economic
clusters have been empirically shown to drive economic growth, job creation, industry growth, and new
industries.
Much industrial clustering has taken place in the Bristol area around the Interstate 95 and Pennsylvania
Turnpike interchanges and along Routes 413 and 13. Land use mapping shows a clear pattern of significant
manufacturing in these areas. Bristol Township and Bristol Borough together contain a two percent higher
share of manufacturers than when compared to Lower Bucks County as a whole.
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Major retailers and shopping centers in Lower Bucks County are generally concentrated along the Route
1 corridor (e.g., Oxford Valley Mall and the Neshaminy Mall). These concentrations of shopping centers
have easy access to broad markets via Route 1 and its connections to the Pennsylvania Turnpike and I-95.
The Route 1 corridor also runs closer to areas of higher-income, densely populated residential areas.
Recent store closings and the lack of significant retail space being added to Bristol Borough and Bristol
Township is a reflection of oversaturation of retail space in the Lower Bucks market and declining
purchasing power of Bristol area residents. Bristol Borough and Township have lower levels of educational
attainment and income when compared to Lower Bucks County. In addition, population in the borough
and township has slowly declined over the years, further eroding purchasing power.
New retailers that cater to the middle-class markets are not likely to open stores in the Bristol area.
Discount retailers market and discounters, such as dollar stores and “rent-to-own” retailers, will continue
to thrive in the Bristol market area. Grocery stores cannot continue to keep their doors open when local
purchasing power is low and demand remains flat. Even stores known for discounts (e.g., Walmart and
Dollar Tree) face new competition in the form of new food retailers entering the U.S. market (such as Aldi
and Lidl). It is likely that store closings will continue, especially in areas where stores perform the poorest.
However, there remains room for retail growth for smaller businesses that cater to more discriminating
customers. In recent years, Bristol Borough has revitalized its main street shopping district and
constructed a docking area for small watercraft along the Delaware River at Lions Park. Bristol Township
has a similar opportunity in Croydon. Croydon appears to have all the elements for successful
revitalization: a newly rehabilitated commuter rail station, commercial district along a major arterial
(Route 13), well-kept, affordable housing stock, and access to the Delaware River.
Although nationally office development had a strong year, with occupancy high and absorption positive,
it remains concentrated in select suburban and urban locations. Since vacancies remain high in Bucks
County and absorption remains flat, it is unlikely that significant new space in this sector will be developed
in Lower Bucks County in the near future.

VACANT AND UNDERUTILIZED AREAS
Bristol Township has limited vacant lands remaining. Underutilized areas include properties with
businesses that are aging, neglected, or may not have reached its full potential. The majority of future
development will likely occur on underutilized areas containing existing businesses and operations in the
form of adaptive re-use, infill development, or redevelopment. Vacant and underutilized sites in the
Bristol area are identified as:
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.
iv

JRZ LLC
FDR Middle School
Bucks County Office Center
Route 413 – North
Route 413 – Gateway
Edgely Industrial Park
Route 13 – East
Route 13 – Turnpike Interchange
Bristol Commerce Park
Croydon TRID Study Area
Maple Beach
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TRANSPORTATION, CIRCULATION AND MOBILITY
Historically, the lack of a direct connection between the two primary interstates of Interstate 95 and the
Pennsylvania Turnpike created confusion for regional travelers in finding alternative routes to transfer
from one interstate to the other. This condition also resulted in increased congestion on local roadways
since vehicles must use the local roadways to make the connection to the interstate highways. These
conditions have hampered economic development efforts in the township and the region.
Only two of the eight movements of the interchange have been constructed. These movements include
northbound Interstate 95 to eastbound Pennsylvania Turnpike and westbound Pennsylvania Turnpike to
southbound Interstate 95. However, the Pennsylvania Turnpike Commission is continuing the final design
process for Stage II of the project. Stage II includes the remaining 6 movements and funding for these
movements is currently being sought. Stage III of the project includes the construction of a new bridge
over the Delaware River. No engineering work has been completed to date on the bridge portion of the
project. The estimated cost of Stage II and Stage III is $850 million.
The construction of the I-95/Pennsylvania Turnpike interchange will lower travel costs, increase regional
market attractiveness and job growth, and increase quality of life for Bristol Township residents. Lower
Bucks County and the Northeast Corridor economic region will benefit from the interchange from
decreased travel times, clearer route designation, and greater efficiencies in the overall transportation
network. Lower Bucks County and Bristol Township will become a more attractive market with direct
access to freight corridors that will result in lower travel times to the major markets of the Northeast,
Mid-Atlantic, South, and Midwest. Bristol Township residents will also benefit from the project, through
decreased truck traffic along Routes 413 and 13, as well as increased property values and better air
quality.

PART II. PLANNING FOR ECONOMIC REVITALIZATION
ECONOMIC DEVELOPMENT VISION
The Bristol Township Comprehensive Plan (2008) contains the overall goal of providing strategies to create
and maintain the physical, economic, and social environment of the township so that it not only becomes,
but remains, a superior community in which to reside, be employed, and, in which a diversified quality of
life is available to everyone. The following statement builds upon the township’s previous planning
policies in the comprehensive plan and June 8th, 2017, Stakeholder Roundtable to further define the
economic development vision for the future of Bristol Township and Lower Bucks County.
Bristol Township boasts a great location between New York City and Philadelphia and strong
intermodal connections to nearby highways, rail, and ports. The I-95/Pennsylvania Turnpike
connection has lowered costs and created broad efficiencies in both the local and region’s
transportation network that have generated far-reaching economic benefits. The township’s
industrial and retail base is reinvigorated, and stable, family-sustaining jobs opportunities abound.
Its skilled and educated workforce, local assets, nearby attractions, and access to quality health
care provide strong incentives for attracting, retaining, and expanding target businesses and
industries. Vacant and underutilized areas are revitalized, providing new revenues, and wellplanned, quality development enhances the township’s character and sense of place. As a result of
the ongoing efforts by the business community, business agencies, planning officials, and
stakeholders, Bristol Township and Lower Bucks County continue to assert their role as a
competitive regional economic center.
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PLANNING FOR OPPORTUNITY AREAS
This plan details 11 vacant and underutilized sites that have some potential for adaptive re-use, infill
development, or redevelopment. Chapter 9 identifies several sites for their potential for substantial
economic and land use improvement, including the FDR Middle School, Route 413 North, Bristol
Commerce Park, and Croydon TRID Study Area, which along with other parts of Bristol Township and
Borough is a qualified Opportunity Zone.1 Selected sites include a concept plan showing a possible land
use scenario that carries out the economic vision of this plan.

SUMMARY OF KEY ACTIVITIES
1. Coordinate with the LBCCC, BCIDA, BCEDC, BCCED, and BCRDA to develop a targeted promotional
campaign aimed at putting Lower Bucks County on the nation’s map by emphasizing the area’s
location at the critically important intersection of Interstate 95 and the Pennsylvania Turnpike.
2. Develop a comprehensive program of blight removal and data-driven code enforcement for
commercial and residential properties.
3. In cooperation with Bucks County and the Bucks County Redevelopment Authority, investigate and
consider a land bank under the Land Bank Act’s enabling legislation and recently enacted Act 33..
4. Re-examine zoning ordinances to realign land use regulations with changing demand, develop zoning
ordinance provisions to encourage redevelopment of identified Opportunity Areas, and address
outstanding zoning issues.
5. Develop a comprehensive program of economic development, in coordination with economic
development agencies, aimed at redeveloping vacant property, building partnerships with the local
business community, leveraging local, state, and federal economic development programs, providing
infrastructure investment, and supporting the manufacturing base of the community.

SWOT ANALYSIS RECOMMENDATIONS/NEXT STEPS
The economic Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis is the first step in a
longer process to develop a comprehensive economic development strategy for Bristol Township and
surrounding communities in Lower Bucks County. Through this process, the SWOT analysis surfaced
several potential actions to follow to achieve sustained economic growth. These actions are presented at
a high-level, and will require further development before implementation.
1. Leverage the I-95 connection to raise the profile of Bristol Township and improve business attraction
efforts
2. Take steps to reposition older commercial/industrial stock to meet potential increase in demand
3. Address infrastructure challenges that may constrain growth
4. Continue to build workforce training linkages
5. Develop a community-driven plan

1

The Opportunity Zones Program was enacted as part of the 2017 tax reform package (Tax Cuts and Jobs Act). The
program is designed to drive long-term capital to rural and low-income urban communities throughout the nation,
and uses tax incentives to encourage private investment in impact funds.
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Part I.
Background and Assessment
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Chapter 1.
Introduction
The purpose of the Bristol Township TCDI Study (2019) is to understand the economic impacts of the I95/Pennsylvania Turnpike interchange connection and develop an economic vision and plan aimed at
reinvigorating Bristol Township’s industrial and retail base, revitalizing vacant and underutilized areas,
increasing job opportunities, and enhancing the township’s character and sense of place.
The lack of a direct connection between Interstate 95 and Pennsylvania Turnpike (Interstate 276) has
hampered economic development efforts in the township and the region, increased congestion on local
roadways, and created confusion for regional travelers who must find alternative routes to transfer from
one interstate to the other.
In 2010, construction began on the ramps that connect Interstate 95 to the Pennsylvania Turnpike. These
two ramps now connect northbound Interstate 95 with the eastbound Pennsylvania Turnpike and the
westbound Pennsylvania Turnpike with southbound Interstate 95. Now that this connection is
constructed, the Pennsylvania Turnpike east of the interchange has been redesignated as Interstate 95
and follows a route via the Pennsylvania Turnpike Bridge across the Delaware River then proceeds
northward via the New Jersey Turnpike Extension, which also is redesignated as Interstate 95. This
rerouting also brings all of Interstate 95 up to interstate standards. This project officially completes
Interstate 95 and provide a physical connection between Interstate 95 and the Pennsylvania Turnpike.
As part of this study, the Bucks County Planning Commission engaged the Economy League of Greater
Philadelphia to conduct an economic SWOT analysis. The study brought together leaders across Lower
Bucks communities in a collective process to identify the strengths, weaknesses, opportunities, and
threats to maximizing economic growth and opportunity in Bristol Township and Lower Bucks County.
This analysis (see Appendix B) focuses on the major elements that will impact the future economic growth
of the area. The report serves as a basis for the county and its municipal and private sector partners to
develop an economic development strategy for Bristol Township and surrounding communities.
Conclusions from this study will appear throughout this TCDI study.

REGIONAL SETTING
The Bristol TCDI study area is comprised of Bristol Township and the portion of Bristol Borough where
Routes 413 and 13 intersect. The study area is situated in Lower Bucks County in southeastern
Pennsylvania at the crossroads of two major interstate highways, Interstate 95 and Interstate 276 (the
Pennsylvania Turnpike). Interstate 95 is the principal interstate highway on the East Coast, traversing from
Maine to Florida and serving the major cities on the eastern seaboard. The Pennsylvania Turnpike travels
across southern Pennsylvania connecting the study area to points east and west. These highway
connections give access to markets in Pennsylvania, New Jersey, Delaware, New York, Maryland,
Connecticut, and Virginia and nearly 45 million people within a 4-hour’s drive.
What was once largely an agriculture community, prior to World War II, the study area is now part of the
most urbanized region in the county. In the early 1950s, a crucial event occurred within the region when
U.S. Steel commenced construction of the Fairless Works steel mill in adjacent Falls Township. As a result
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of this major industrial development and the post-World War II building boom, a new era of residential
subdivision began in Bristol Township.
Between 1950 and 1954, some 9,000 housing units were constructed, with another 3,000 units
constructed from 1955 to 1960. Approximately 65 percent of the township’s total housing units were
constructed in the 1950s and 1960s. Although “Levittown” was by far the largest residential subdivision
to be constructed during the decade, there were many others, ranging in size from some 400 homes in
Croydon Acres to a dozen homes in Bath Manor, Maple Shade, and other residential subdivisions.
By 1970, the township’s population reached its maximum of 67,498 persons. However, the loss of major
industries, including the Fairless Works, which employed many of the township’s residents through the
1970s and 1980s, led to an out-migration of the working-age population and a reduction in family size in
the township. Today, the township’s population stands at 54,582.
Along with the shuttering of the Fairless Works steel mill and the loss of the related industries the study
area, many parts of the township have undergone a post-industrial decline similar to that of many of the
region’s “first generation suburbs.” First generation suburbs are the earliest groups of townships and
boroughs to develop outside of the region’s core area. According to the Delaware Valley Regional Planning
Commission, as first generation suburbs have lost both upper and middle class household and jobs, their
tax base shrinks, demand for social services increases and the local ability to finance local services
(including schools) comes under stress. Rapidly growing areas in the next ring of development offer larger
homes on larger lots, negligible social problems and comparatively low tax rates, attracting both people
and businesses. Together, these processes perpetuate decentralization and produce fiscal and
socioeconomic disparities between aging first generation suburbs and more affluent "outer ring"
communities.
The following chapters provide a more detailed look at the demographic, economic, land use, and
transportation challenges faced by those who live, work, and do business in the Bristol community.
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Chapter 2.
Demographic and Employment Profile
An overview of the study area’s demographics and employment conditions can provide valuable insight
into the underlying forces that shape a community. This profile will discuss demographics and
employment at local, regional, and national levels. Bristol Township and Bristol Borough will be treated
as the local demographic and economic unit, as portions of vacant and underutilized areas (as identified
in Chapter 4) occur along Routes 413 and 13 and fall within the borders of Bristol Borough. Eleven zip
codes2 comprise the Lower Bucks County region.

POPULATION
A largely rural community for most of its history, Bristol Township experienced a period of explosive
growth in the 1950s with the development of Levittown. From 1950 to 1960, the township experienced a
population increase of 386 percent while at the same time the county increased at about 113 percent.
The township then experienced a period of more modest growth through the 1960s and into the 1970s.
The 1980 census shows the first year of population decline in Bristol, a trend that has continued into the
present day. The working class community of Bristol Borough reached its peak in population in 1950 and
then experienced a very a gradual decline in population to the most recent estimate of 2016.

Figure 1. Population Growth, Bristol Township and Borough, 1940 to 2016
80,000
70,000
60,000
50,000
40,000
30,000
20,000
10,000
0
1940

1950

1960

1970

Bristol Township

1980

1990

2000

2010

2016

Bristol Borough

Source: U.S. Census; 2012-2016 American Community Survey 5-Year Estimates

2

Regional employment data is available at the zip code level through EMSI labor market modeling. Zip codes that
comprise lower Bucks County for this report include 19007, 19020, 19021, 19030, 19047, 19053, 19054, 19055,
19056, 19057, and 19067.
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Table 1 shows recent population trends for the study area, the Lower Bucks County region, Bucks County,
and the nation.

Table 1. Population
2000 to 2016
Study Area & Surrounding
Municipalities
Bristol Borough

9,923

9,726

9,736

Amount
Change
-187

Bristol Township

55,529

54,582

54,442

-1,087

-1.96%

Bensalem Township

58,378

60,427

60,354

1,976

3.38%

Falls Township

34,518

34,300

33,969

-549

-1.59%

Middletown Township

44,459

45,436

45,318

859

1.93%

2,070

1,872

1,825

-245

-11.84%

Lower Bucks

274,341

275,208

274,962

621

0.23%

Bucks County

597,632

625,249

626,220

28,588

4.78%

United States

281,421,906

308,745,538 318,558,162 37,136,256

13.20%

Tullytown Borough

2000

2010

2016

Percent
Change
-1.88%

Source: U.S. Census; 2012-2016 American Community Survey 5-Year Estimates

Population has declined in both Bristol Township and Bristol Borough and a few of the surrounding
municipalities since the 2000 Census. Lower Bucks County saw a slight uptick in population, and Bucks
County as a whole grew modestly during this period. During this period, the U.S. population’s rate of
growth was almost three times Bucks County’s.
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POPULATION CHARACTERISTICS
Population characteristics provide a closer look at the resident population. Age, education, racial and
ethnic composition, and income are all population characteristics that are available through U.S. Census
datasets.

AGE
Population can be broken down by age categories known as “cohorts.” The 2016 population of Bristol
Township and Borough is concentrated in the 45 to 64 year old cohorts, showing an aging population for
the two municipalities. Some younger cohorts (Under 5 years, 5 to 10 years, and 20 to 24 years) saw
increases, but overall, the younger cohorts are not keeping pace with population in the middle-age and
older cohorts. However, the median ages for the population of Bristol Township and Bristol Borough (38.9
and 38.5 years, respectively) are still below that of Bucks County as a whole (43.3 years).

Figure 2. Age Cohorts, Bristol Borough and Township, 2010 and 2016
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Source: 2006-2010, 2012-2016 American Community Survey 5-Year Estimates
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EDUCATION
Educational attainment in Bristol Township and Borough lags that of Lower Bucks County and Bucks
County as a whole. Among people 25 years and older, Lower Bucks County and Bucks County residents
have a much higher rate of Bachelor’s, Master’s, Professional, and Doctorate degrees. Only 14.4 percent
of township and borough residents have advanced degrees, whereas 31.9 percent of Lower Bucks
residents and 38.4 percent of Bucks County have this level of education.

Table 2. Educational Attainment, 2016

Regular high school diploma
GED or alternative credential
Some college, less than 1 year
Some college, 1 or more years, no degree
Associate's degree
Bachelor's degree
Master's degree
Professional school degree
Doctorate degree

Bristol Borough
and Township

Lower Bucks
County

Bucks County

42.9%
4.0%
5.3%
14.4%
7.3%
9.9%
3.7%
0.4%
0.4%

32.1%
2.7%
5.2%
13.0%
8.2%
19.1%
9.3%
1.6%
1.3%

27.9%
2.3%
5.2%
12.0%
7.8%
23.2%
11.3%
2.2%
1.7%

Source: 2012-2016 American Community Survey 5-Year Estimates

8

Transportation and Community Development Initiative

RACIAL AND ETHNIC DIVERSITY
Bristol Borough and Township are more racially and ethnically diverse than Bucks County as a whole.
Among the non-Hispanic or non-Latino population, almost 10 percent of the Bristols’ population identify
as Black, compared with Bucks County’s 3.7 percent. More than twice the percentage of Bristol Township’s
and Bristol Borough’s population (10.5 percent) identify as Hispanic or Latino as do Bucks County’s
population (4.9 percent).

Table 3. Racial and Ethnic Diversity

Not Hispanic or Latino:
White alone
Black or African American alone
American Indian and Alaska Native alone
Asian alone
Native Hawaiian and Other Pacific Islander alone
Some other race alone
Two or more races
Hispanic or Latino:
White alone
Black or African American alone
American Indian and Alaska Native alone
Asian alone
Native Hawaiian and Other Pacific Islander alone
Some other race alone
Two or more races

Bristol Borough and
Township

Bucks County

89.5%
75.7%
9.7%
0.2%
2.2%
0.0%
0.1%
1.7%
10.5%
7.6%
0.2%
0.1%
0.0%
0.0%
1.6%
0.9%

95.1%
85.2%
3.7%
0.1%
4.4%
0.0%
0.2%
1.5%
4.9%
3.6%
0.2%
0.0%
0.0%
0.0%
0.8%
0.3%

INCOME
Borough and township households lag Lower Bucks County and Bucks County households in terms of
household income. Median household incomes for the township and borough, Lower Bucks County, and
Bucks County show a $16,000 difference between the Bristols’ median household income and the Lower
Bucks County’s and a $25,000 difference between the Bristols’ median household income and Bucks
County’s.

Table 4. Median Household Income, 2017
Bristol Borough and Township
$57,962

Lower Bucks County
$74,200

Bucks County
$83,285

Source: ESRI Business Analyst (Forecast for 2017)

Reflective of these differences in median household income are the differences in poverty rates among
the three regions. The percentage of borough and township households below the poverty rate is greater
than that of Lower Bucks and Bucks County as a whole.
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Table 5. Household Poverty Rate, 2015

Households Below the Poverty Level
Households at or Above the Poverty Level
Married Couple Families below Poverty Level

Bristol Borough and
Township
10.55%
89.45%
1.47%

Lower Bucks
County
7.25%
92.76%
1.31%

Bucks
County
6.51%
93.49%
1.23%

Source: 2011-2015 American Community Survey 5-Year Estimates

EMPLOYMENT PROFILE
The Employment Profile looks at job characteristics for industries located within the Bristol and Lower
Bucks County areas. The profile includes workers who are residents and workers who reside outside the
study area.

REGIONAL EMPLOYMENT SUMMARY
From 2012 to 2017, jobs increased by 5.6 percent in Lower Bucks County from 132,647 to 140,029. This
change fell short of the national growth rate of 7.2 percent by 1.6 percent. Jobs are projected to grow by
3,846 over the next 5 years. Average earnings per job were $58,831. Regional average earnings per job
are $4,291 below the national average earnings of $63,122 per job.
The top three industries in 2017 are Restaurants and Other Eating Places, Individual and Family Services,
and General Medical and Surgical Hospitals.

REGIONAL EMPLOYMENT COMPARISON
Table 6 shows a regional employment comparison of Lower Bucks County, Bucks County, and the adjacent
counties of Mercer County, NJ and Montgomery County, Pennsylvania. Lower Bucks maintains a
significant share of Bucks County’s jobs, Gross Regional Product (GRP), and exports. However, Bucks
County as a whole lags behind its adjacent counties in terms of GRP and exports. In fact, it’s the only
county among the three that imports more goods than it exports. Bucks also has less jobs than residents
in the labor force, indicating that many residents are going outside the county for employment.

Table 6. Regional Comparison

Lower Bucks County
Montgomery County, PA
Mercer County, NJ
Bucks County, PA

Population
(2017)
281,148
825,033
371,718
627,033

Labor Force
(2017)
149,711
457,093
201,912
349,153

Jobs
(2017)
140,029
531,479
264,476
289,724

Source: EMSI Q3 2017 Data Set; ESRI Business Analyst (Forecast for 2017)
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GRP

Imports

Exports

$15.21B
$77.22B
$35.62B
$34.25B

$20.48B
$60.14B
$46.59B
$39.03B

$15.27B
$68.16B
$68.96B
$25.53B
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PLACE OF WORK AND PLACE OF RESIDENCE
The location of employment in Lower Bucks County is concentrated in the Langhorne and Bensalem zip
codes, with 31,909 and 31,392 workers, respectively. Bensalem also has the most residents in the labor
force, with 31,535, followed by the Morrisville zip code, with 28,365.

Table 7. Place of Work vs Place of Residence, Lower Bucks County, 2017
Where Talent Works
Zip Code

Name

2017 Employment

Langhorne
Bensalem
Feasterville-Trevose
Morrisville
Bristol

31,909
31,392
19,636
15,550
15,502

Name

2017 Workers

19020
19067

Bensalem
Morrisville

31,535
28,365

19047

Langhorne

19,604

19053
19007

Feasterville Trevose
Bristol

16,402
12,699

19047
19020
19053
19067
19007
Where Talent Lives
Zip Code

Source: EMSI Q4 2017 Data Set

LARGEST INDUSTRIES
Among the NAICS3 industry types, Restaurants and Other Eating Places lead all industries in Lower Bucks
County with 8,571 jobs. Individual and Family Services (individual and family social, counseling, welfare,
or referral services) was second, with 4,809 jobs. While Restaurants and Other Eating Places provide
employment for Lower Bucks County residents, earnings per worker are far below other industries.
Earnings per worker figures are valuable because they provide a broad indicator of the overall quality of
jobs in each industry.

3

The North American Industry Classification System
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Table 8. Largest Industries, Lower Bucks County, 2017
Industry

2012
Jobs

2017
Jobs

Change in Jobs
(2012-2017)

% Change

2017
Earnings Per
Worker*

Restaurants and Other
Eating Places

8,191

8,571

380

5%

$20,200

Individual and Family
Services

2,473

4,809

2,336

94%

$27,833

General Medical and
Surgical Hospitals

3,685

3,737

52

1%

$70,337

Education and Hospitals
(Local Government)

3,728

3,495

-233

-6%

$100,873

Grocery Stores

3,486

3,464

-22

-1%

$27,217

*Per worker earnings includes wages, salaries, retirement plans, and insurance plans across all industry jobs.
Source: EMSI Q4 2017 Data Set

TOP GROWING INDUSTRIES
There are several growing industries in the Lower Bucks County region. The top, Individual and Family
Services, is also one of the biggest job providers and grew by 94 percent over the previous five years.
Home and Health Care Services has seen similar growth to Individual and Family Services, but with a better
earnings per worker. Although Building Equipment Contractors shows modest growth, this industry has
the largest earnings per worker, at $83,004.

Table 9. Top Growing Industries, Lower Bucks County, 2017
Industry

2012
Jobs

2017
Jobs

Change in Jobs
(2012-2017)

% Change

2017
Earnings Per
Worker*

Individual and Family Services

2,473

4,809

2,336

94%

$27,833

Home Health Care Services

1,581

3,044

1,463

93%

$38,275

Residential Intellectual and
Developmental Disability,
Mental Health, and Substance
Abuse Facilities

2,189

2,702

513

23%

$40,916

395

849

454

115%

$64,433

2,670

3,101

431

16%

$83,004

Psychiatric and Substance
Abuse Hospitals
Building Equipment
Contractors

*Per worker earnings includes wages, salaries, retirement plans, and insurance plans across all industry jobs.
Source: EMSI Q4 2017 Data Set
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LARGEST OCCUPATIONS
Occupations are what people do for a living, regardless of industry. In Lower Bucks County, the largest
occupation is Retail Salesperson. Over the previous five years about five percent of these jobs were lost
in the region. Personal Care Aides soared over this same period, gaining over 2,100 jobs. With the possible
exception of Customer Service Representative ($16.81 per hour), the listed occupations are generally low
wage.

Table 10. Largest Occupations, Lower Bucks County, 2017
Occupation

2012
Jobs

2017
Jobs

Change in Jobs
(2012-2017)

% Change

2016 Avg.
Hourly
Earnings

Retail Salespersons

5,591

5,326

-265

-5%

$12.90

Personal Care Aides

2,890

5,065

2,175

75%

$11.27

Cashiers

3,543

3,602

59

2%

$9.56

Combined Food Preparation and
Serving Workers, Including Fast Food

2,809

3,112

303

11%

$9.39

Customer Service Representatives

2,810

2,915

105

4%

$16.81

Source: EMSI Q4 2017 Data Set

GROWING OCCUPATIONS
Healthcare dominates the top growing occupations, with Personal Care Aides, Home Health Aides, and
Registered Nurses topping the list. Combined Food Preparation and Serving Workers, Including Fast Food
and Heavy and Tractor-Trailer Truck Drivers also grew during this period. Among the occupations listed,
only Registered Nurses and Heavy and Tractor-Trailer Truck Drivers have the highest hourly wages at
$33.26 and $22.54 per hour, respectively.

Table 11. Top Growing Occupations, Lower Bucks County, 2017
Occupation

2012
Jobs

2017
Jobs

Change in Jobs
(2012-2017)

% Change

2016 Avg.
Hourly
Earnings

Personal Care Aides

2,890

5,065

2,175

75%

$11.27

Home Health Aides

1,004

1,652

648

65%

$10.84

Registered Nurses

2,384

2,836

452

19%

$33.26

Combined Food Preparation and
Serving Workers, Including Fast Food

2,809

3,112

303

11%

$9.39

Heavy and Tractor-Trailer Truck
Drivers

1,967

2,175

208

11%

$22.54

Source: EMSI Q4 2017 Data Set
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Chapter 3.
Industry Composition and
Real Estate Trends
The previous chapter focused on the characteristics of resident and worker populations. This chapter will
provide an overview of industry composition and recent development and real estate trends.

INDUSTRY COMPOSITION
Industry composition can provide a snapshot of industry strength among major business categories. The
following section provides an industry breakdown and comparison of the Bristol area with the Lower
Bucks County region.

Table 12. Bristol Township and Borough Businesses by NAIC Code
NAIC Codes
Agriculture, Forestry, Fishing & Hunting
Mining
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Material & Garden Equipment & Supplies Dealers
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sport Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers
Transportation & Warehousing
Information
Finance & Insurance
Central Bank/Credit Intermediation & Related Activities
Securities, Commodity Contracts & Other Financial Investments & Other
Related Activities
Insurance Carriers & Related Activities; Funds, Trusts & Other Financial
Vehicles
Real Estate, Rental & Leasing
Professional, Scientific & Tech Services
Legal Services
Management of Companies & Enterprises
Administrative & Support & Waste Management & Remediation Services
Educational Services
Health Care & Social Assistance
Arts, Entertainment & Recreation
Accommodation & Food Services
Accommodation

Employees

Employees

Number

Percent

Number

Percent

4
0
4
232
147
127
347
64
20
15
46
42
30
18
16
24
11
46
15
58
30
75
34
15

0.2%
0.0%
0.2%
11.0%
7.0%
6.0%
16.5%
3.0%
0.9%
0.7%
2.2%
2.0%
1.4%
0.9%
0.8%
1.1%
0.5%
2.2%
0.7%
2.8%
1.4%
3.6%
1.6%
0.7%

25
0
22
1,625
4,003
2,785
6,774
449
368
187
412
3,897
603
74
101
60
334
223
66
958
327
515
328
80

0.1%
0.0%
0.1%
5.8%
14.2%
9.9%
24.0%
1.6%
1.3%
0.7%
1.5%
13.8%
2.1%
0.3%
0.4%
0.2%
1.2%
0.8%
0.2%
3.4%
1.2%
1.8%
1.2%
0.3%

26

1.2%

107

0.4%

86
115
11
4
87
45
110
35
148
5

4.1%
5.5%
0.5%
0.2%
4.1%
2.1%
5.2%
1.7%
7.0%
0.2%

482
1,168
45
44
724
1,416
2,510
572
1,327
41

1.7%
4.1%
0.2%
0.2%
2.6%
5.0%
8.9%
2.0%
4.7%
0.1%
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Table 12. Bristol Township and Borough Businesses by NAIC Code (Continued)
NAIC Codes
Food Services & Drinking Places
Other Services (except Public Administration)
Automotive Repair & Maintenance
Public Administration
Unclassified Establishments
Total

Employees

Employees

Number

Percent

Number

Percent

143
325
109
63
67
2,109

6.8%
15.4%
5.2%
3.0%
3.2%
100.0%

1,286
1,355
410
1,578
39
28,249

4.6%
4.8%
1.5%
5.6%
0.1%
100.0%

Source: Copyright 2017 Infogroup, Inc.

Table 13. Lower Bucks County by NAIC Code
NAIC Code
Agriculture, Forestry, Fishing & Hunting
Mining
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Material & Garden Equipment & Supplies Dealers
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sport Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers
Transportation & Warehousing
Information
Finance & Insurance
Central Bank/Credit Intermediation & Related Activities
Securities, Commodity Contracts & Other Financial Investments & Other
Related Activities
Insurance Carriers & Related Activities; Funds, Trusts & Other Financial
Vehicles
Real Estate, Rental & Leasing
Professional, Scientific & Tech Services
Legal Services
Management of Companies & Enterprises
Administrative & Support & Waste Management & Remediation Services
Educational Services
Health Care & Social Assistance
Arts, Entertainment & Recreation
Accommodation & Food Services
Accommodation
Food Services & Drinking Places
Other Services (except Public Administration)
Automotive Repair & Maintenance
Public Administration
Unclassified Establishments
Total

Source: Copyright 2017 Infogroup, Inc.
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Employees

Employees

Number

Percent

Number

Percent

17
7
15
989
538
553
1,641
239
103
82
158
162
180
62
206
97
69
238
45
223
223
550
194
115

0.2%
0.1%
0.1%
9.3%
5.1%
5.2%
15.4%
2.2%
1.0%
0.8%
1.5%
1.5%
1.7%
0.6%
1.9%
0.9%
0.6%
2.2%
0.4%
2.1%
2.1%
5.2%
1.8%
1.1%

108
45
161
7,296
12,866
8,951
27,800
4,119
1,176
548
2,784
7,725
2,061
340
2,661
959
3,689
1,506
232
3,092
4,271
3,730
1,733
644

0.1%
0.0%
0.1%
5.3%
9.3%
6.5%
20.1%
3.0%
0.9%
0.4%
2.0%
5.6%
1.5%
0.2%
1.9%
0.7%
2.7%
1.1%
0.2%
2.2%
3.1%
2.7%
1.3%
0.5%

241

2.3%

1,353

1.0%

504
889
163
13
491
238
899
182
729
44
685
1,294
358
205
449
10,649

4.7%
8.3%
1.5%
0.1%
4.6%
2.2%
8.4%
1.7%
6.8%
0.4%
6.4%
12.2%
3.4%
1.9%
4.2%
100.0%

3,943
9,177
1,199
115
3,412
6,854
18,376
4,044
10,461
1,076
9,385
7,532
2,030
4,514
1,503
138,251

2.9%
6.6%
0.9%
0.1%
2.5%
5.0%
13.3%
2.9%
7.6%
0.8%
6.8%
5.4%
1.5%
3.3%
1.1%
100.0%
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Figure 3. Percentage of Businesses by Industry
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Figure 4. Percentage of Employees by Industry
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Producer industries (Construction and Manufacturing) represent a higher percentage of industries in
Bristol Township and Borough than Lower Bucks County as a whole (18.0 percent versus 14.4 percent).
Bristol area businesses within these industries provide 20 percent of the jobs in Bristol Borough and
Township, with Manufacturing providing 14.2 percent of employment alone. Lower Bucks County
businesses within these industries provide about 14.6 percent of the jobs in the Lower Bucks region.
Distribution industries, including Utilities, Wholesale Trade, and Transportation & Warehousing, comprise
9.0 percent of the businesses and 13.4 percent of the employment in the Bristol Area, whereas these
industries comprise 7.5 percent of businesses and 8.8 percent of the employment in Lower Bucks County.
Retail Trade businesses make up 15.4 percent of the businesses in Lower Bucks County and 16.5 percent
of Bristol area businesses. This industry provided over 20.1 percent of Lower Bucks County jobs and 24
percent of Bristol area jobs.

REAL ESTATE TRENDS
An analysis of real estate trends (e.g., development, purchase and leasing activities, vacancy rates) point
to the desirability of locations and development types and can help identify areas of economic activity
and strengths in various nonresidential markets.

DEVELOPMENT
Nonresidential activity in Bristol Township and Lower Bucks County has been steady over the last few
years. The following tables show proposed square footage by municipality for retail commercial and
industrial development in Lower Bucks County. The tables show only proposed development, not
constructed development, but can give an idea of confidence in the success of a project in the individual
municipality and region at-large.
The top municipalities for proposed commercial retail square footage in the 2013-2017 period are
Bensalem, Falls, Middletown, and Bristol townships. For industrial square footage, the top municipalities
are Falls, Bristol, Bensalem, and Middletown townships. Office development in Bucks County has been
very limited over the last 5 years and, among Lower Bucks County municipalities, only Bensalem received
an office proposal (2,200 square feet) during this period.

Table 14. Proposed Square Footage, Retail Commercial Development, 2013-2017
2013

2014

2015

2016

2017

Municipal Total

Bristol Borough

0

6,280

6,815

0

0

13,095

Tullytown Borough

0

0

0

0

12,583

12,583

Hulmeville Borough

0

0

0

0

0

0

Langhorne Borough

0

0

0

0

0

0

Langhorne Manor Borough

0

0

0

0

0

0

Penndel Borough

0

0

25,012

0

0

25,012

12,221

54,195

26,303

20,971

59,717

173,407

84

8,512

26,232

41,538

19,090

95,456

Bensalem Township

58,272

108,295

92,579

37,203

8,127

304,476

Bristol Township

7,040

43,812

6,000

21,609

44,708

123,169

Total

77,617

221,094

182,941

121,321

144,225

Falls Township
Middletown Township
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Table 15. Proposed Square Footage, Industrial Development, 2013-2017
2013

2014

2015

2016

2017

Municipal Total

Bristol Borough

0

0

0

0

0

0

Tullytown Borough

0

0

0

0

0

0

Hulmeville Borough

0

0

6,000

0

0

6,000

Langhorne Borough

0

0

0

0

0

0

Langhorne Manor Borough

0

0

0

0

0

0

Penndel Borough

0

0

0

0

0

0

104,088

117,178

106,657

0

372,279

700,202

0

0

9,100

0

0

9,100

2,050

0

10,980

19,380

25,135

55,495

0

0

29,969

49,773

181,622

261,364

106,138

117,178

162,706

69,153

579,036

Falls Township
Middletown Township
Bensalem Township
Bristol Township
Total

REAL ESTATE MARKETS
INDUSTRIAL MARKETS
A recent real estate report4 reveals strengths and weaknesses in the Lower Bucks industrial market. The
Bucks County industrial market vacancy rate was lowest of the four suburban Pennsylvania counties (2.9
percent), but average asking rents were also lowest among the four counties. With tighter supplies, asking
rents are expected to increase. An increase in new construction and upgrades to existing buildings are
expected as well.
Nationally, industrial real estate has been the leader for the last four years, with a record-breaking 282.9
million square feet constructed during 2016 and industrial rents reaching their highest peak since 2007.5
E-commerce is driving the demand for warehousing at key locations, with developers adding height to
accommodate more inventory. Another report6 noted the booming Lehigh Valley, Interstate -81, and
central Pennsylvania submarkets, where e-commerce distributors desire to be in the center of the
northeast megalopolis, causing absorption to be very strong throughout the region.
Manufacturing has long been a strength of Bristol Township and Bristol Borough. The township contains
several large industrial parks, a few large heavy industrial facilities (e.g., Cayuga Concrete Pipe, Coyne
Chemical, and Reynolds Plating Supply) and many small- to medium-sized manufacturing and warehouse
facilities. At the DOW Chemical site is the Bridge Business Center. Along State Road in Croydon is Croydon
Industrial Park and Riverview Industrial Park. Further north along Green Lane is North Wilson Avenue
Industrial Park and along Radcliffe Street is the Riverside Industrial Complex. Off of Edgely Road are the
three adjacent industrial parks of Edgely Industrial Park, Tremont Industrial Park, and Bristol Industrial
Park. Businesses in this location consist mostly of smaller manufacturers, contractor space, and
warehousing. In the west portion of the township, off of Ford Road, are Keystone Industrial Parks, I, II,
and III. North of the Pennsylvania Turnpike’s interchange with Route 13, along Lakeland Avenue, is
Magnolia Industrial Park.
4

Colliers International. Eastern Pennsylvania, Southern New Jersey, Delaware: 2017 Year-End Research & Forecast
Report; Industrial.
5
Commercial Investment Real Estate, May-June 2017.
6
Avison Young Industrial Market Report, Spring 2017.
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In Bristol Borough, the Green Industrial Park is located off Green Lane between the Delaware Canal to the
northwest and Amtrak’s Northeast Corridor line to the southeast. The historic Grundy Industrial Complex
houses a number of small manufacturers and businesses at the corner of the Delaware Canal and Jefferson
Avenue. Along the south side of the rail line, west of Bath Street, is the Bath Industrial Park.
The Bristol area’s strength in manufacturing is due to many factors. Among them include:
 Location
 Access to highway, rail, and port facilities, including the Keystone Industrial Port Complex7
 Skilled industrial force
 Business-friendly environment
 Sewer and water infrastructure
However, one other factor lends itself to the area’s manufacturing power: economic clustering. Economic
clusters have been empirically shown to drive economic growth, job creation, industry growth, and new
industries. A 2014 study8 shows that a region can improve its economic performance by improving its
existing assets, rather than attempting a transformation by chasing industries situated elsewhere.
Much industrial clustering has taken place in the Bristol area around the Interstate 95 and Pennsylvania
Turnpike interchanges and along Routes 413 and 13. Land use mapping in Chapter 4 shows a clear pattern
of significant manufacturing in these areas. Bristol Township and Bristol Borough together contain a two
percent higher share of manufacturers than when compared to Lower Bucks County as a whole.
The Delaware Valley Regional Planning Commission’s Office of Aviation and Freight Planning has identified
67 freight centers9 and five center typologies throughout its 9-county region. Identifying freight centers
helps planners identify freight transportation needs and coordinate transportation improvements
throughout the network.
Two freight centers have been identified in the Bristol area. The first includes industrial areas associated
with the Keystone Industrial Parks, Dow Chemical and Bridge Business Center. The second includes
industrial areas in and surrounding Riverside Industrial Park, Tremont Industrial Park, Edgely Industrial
Park, Bristol Industrial Park, Magnolia Industrial Park, and Green Industrial Park. The combined freight
centers represent almost 9 million square feet of development on 132 properties. About 448 companies
employ almost 7,700 people, with over 5,300 of these jobs freight-related.10
Among the five typologies11 both of these centers have been identified as “local manufacturing and
distribution centers,” which are node focused around locally serving small manufacturing and distribution
facilities. These are less dependent on prime location near interstate interchanges but are well served by
smaller highway facilities and proximity to consumer populations. Employment and development at these
centers is primarily in local food and beverage distribution, building and contractor supply, and small scale
7

Chapter 5. Transportation, Circulation and Mobility provides an overview of the Lower Bucks County transportation
network, including local roads, highways, regional freight centers and movement, transit, and bicycling.
8
Delgado, M., Porter, M. E., & Stern, S. (2012). Clusters, Convergence, and Economic Performance. Cambridge,
Mass: National Bureau of Economic Research.
9
Cluster of freight-generating parcels representing varying levels of activity.
10
DVRPC identifies all Extraction, Production, or Distribution industries as “freight-intensive.”
11
Other freight center types include: International Gateway, Heavy Industrial, Distribution & Logistics, and HighTech Manufacturing.
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manufacturing. This center typology is often comprised of densely developed, smaller footprint
warehouses and industrial facilities.

RETAIL MARKETS
In the Philadelphia region, retail commercial vacancies have declined and asking rents have increased for
upper-tier and renovated shopping centers, but remain flat for older centers.12 Overall, commercial real
estate continues to do well nationally, with some segments out-performing others. Most major real estate
publications still consider the retail segment of commercial real estate as “healthy,” despite headlines of
bankruptcies and store closures. Retail sales continue at an annual growth rate of 4 percent. Urban Land
Institute (ULI) reports that retail is changing at a rate not seen since the introduction of regional malls in
the 1950s or big-box retail in the 1980s. ULI sees five major trends13 converging on retail development:
1.
2.
3.
4.
5.

Department store deconstruction and obsolescence;
Retail industry maturity;
Historic changes in apparel spending;
Changing consumer demographics; and
E-commerce and other changes in retail technology.

The result of these trends is that the United States has far too much retail capacity: the U.S. has 23.5
square feet of retail space per person, compared with 16.4 square feet in Canada and 11.1 square feet in
Australia, the next two highest.14 However, despite the exponential growth of e-commerce, internet sales
represented only 9.3 percent of overall retail sales in 2016.15 Many analysts contend that brick-and-mortar
stores will remain dominant in the retail segment.
Major retailers and shopping centers in Lower Bucks County are generally concentrated along the Route
1 corridor (e.g., Oxford Valley Mall and the Neshaminy Mall). These concentrations of shopping centers,
including stand-alone big-box stores, such as Target, Walmart, and Lowes, have easy access to broad
markets via Route 1 and its connections to the Pennsylvania Turnpike and I-95. In addition, the Route 1
corridor runs closer to areas of higher-income, densely populated residential areas.
Map 1 shows average yearly retail household spending in Lower Bucks County by block group. Consumer
spending is concentrated in along the northern edge of Lower Bucks County in the Lower Makefield,
Newtown, and Northampton consumer markets. Mid- to high-end retailers will continue to concentrate
store development (and redevelopment) along major transportation routes near these markets.
Recent store closings and the lack of significant retail space being added to Bristol Borough and Bristol
Township (as shown in Table 14) is a reflection of oversaturation of retail space in the Lower Bucks market
and declining purchasing power of Bristol area residents. As noted in Chapter 2. Demographic and
Employment Profile, Bristol Borough and Township have lower levels of educational attainment and
income when compared to Lower Bucks County. In addition, population in the borough and township has
slowly declined over the years, further eroding purchasing power.

12

Colliers International. Eastern Pennsylvania, Southern New Jersey, Delaware: 2017 Year-End Research & Forecast
Report; Retail Commercial.
13
ULI. Emerging Trends in Real Estate, United States and Canada 2018.
14
International Council of Shopping Centers.
15
U.S. Census Bureau; ICSC Research; National Retail Federation Euromonitor.
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Purchasing power of market areas can be developed by using a geographic-based web tool from the ESRI
Business Analyst. The Spending Potential Index (SPI) represents the amount spent for a product or service
relative to a national average of 100 for a particular geographic area. The following data represents
average household expenditures for retail goods and services within 5-, 10-, and 15-minute drive times
from Bristol Commerce Park. Consumer spending data are derived from 2014 and 2015 Consumer
Expenditure Surveys from the Bureau of Labor Statistics.
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Table 16. Spending Potential Index (SPI)
5-Minute Drive Time

Apparel and Services
Men's
Women's
Children's
Footwear
Watches & Jewelry
Apparel Products and Services
Computer
Computers and Hardware for Home
Use
Portable
Memory
Computer Software
Computer Accessories
Entertainment & Recreation
Fees and Admissions
Membership Fees for Clubs
Fees for Participant Sports, excl. Trips
Tickets to Theatre/Operas/Concerts
Tickets to Movies/Museums/Parks
Admission to Sporting Events, excl.
Trips for Recreational Lessons
Fees
Dating Services
TV/Video/Audio
Cable and Satellite Television Services
Televisions
Satellite Dishes
VCRs, Video Cameras, and DVD
Players
Miscellaneous Video Equipment
Video Cassettes and DVDs
Video Game Hardware/Accessories
Video Game Software
Streaming/Downloaded Video
Rental of Video Cassettes and DVDs
Installation of Televisions
Audio
Rental/Repair of TV/Radio/Sound
Equip.
Pets
Toys/Games/Crafts/Hobbies
Recreational Vehicles and Fees
Sports/Recreation/Exercise Equip.
Photo Equipment and Supplies
Reading (8)
Catered Affairs
Food
Food at Home
Bakery and Cereal Products
Meats, Poultry, Fish, and Eggs
Dairy Products
Fruits and Vegetables
Snacks and Other Food at Home
Food Away from Home
Alcoholic Beverages

10-Minute Drive Time

15-Minute Drive Time

SPI

Average
Spent

Total

SPI

Average
Spent

Total

SPI

Average
Spent

79
80
81
75
78
86
77

$1,709.60
$339.91
$595.10
$249.97
$360.34
$101.62
$62.73

$8,654,351
$1,720,626
$3,012,396
$1,265,354
$1,824,020
$514,401
$317,553

90
91
91
87
89
96
88

$1,946.95
$384.16
$672.59
$291.56
$413.09
$113.37
$72.18

$59,829,820
$11,805,254
$20,668,689
$8,959,652
$12,694,241
$3,483,833
$2,218,153

98
99
99
93
97
104
97

$2,109.22 $207,238,901
$416.64 $40,936,733
$730.89 $71,812,431
$311.22 $30,578,746
$447.08 $43,927,385
$123.84 $12,167,661
$79.55
$7,815,944

81
77
84
82
80
85
87
83
90
80
85
83
85
80
80
82
66
77
78
77
78
74
77
75
80
80
81
76
80
77
76
80
83
82
79
79
80
78
80
80
78
78
82

$140.03
$4.12
$9.71
$14.89
$2,498.41
$539.18
$183.37
$82.17
$53.44
$61.36
$47.41
$110.74
$0.69
$1,026.72
$763.35
$97.31
$0.96
$5.05
$7.52
$11.71
$22.67
$11.47
$19.81
$11.37
$0.71
$71.51
$3.27
$453.87
$96.65
$78.72
$130.02
$44.42
$103.84
$24.99
$6,571.01
$3,970.04
$530.58
$894.34
$425.74
$783.77
$1,335.61
$2,600.97
$456.13

$708,823
$20,875
$49,170
$75,389
$12,646,951
$2,729,324
$928,230
$415,950
$270,508
$310,599
$239,968
$560,565
$3,503
$5,197,237
$3,864,081
$492,583
$4,883
$25,576
$38,046
$59,293
$114,746
$58,056
$100,283
$57,551
$3,597
$361,991
$16,551
$2,297,492
$489,242
$398,498
$658,184
$224,846
$525,618
$126,511
$33,262,470
$20,096,361
$2,685,816
$4,527,162
$2,155,100
$3,967,424
$6,760,860
$13,166,109
$2,308,906

92
89
96
93
90
95
97
93
99
92
94
95
98
90
90
92
81
89
87
88
89
87
90
88
91
91
95
85
90
85
87
91
91
92
89
89
90
89
89
91
88
89
92

$159.38
$4,897,798
$4.74
$145,512
$11.05
$339,668
$16.75
$514,825
$2,800.65 $86,064,105
$605.13 $18,595,780
$203.38
$6,249,946
$92.22
$2,834,007
$58.77
$1,806,036
$71.00
$2,181,865
$52.48
$1,612,795
$126.48
$3,886,737
$0.79
$24,394
$1,151.77 $35,393,993
$851.45 $26,165,041
$110.16
$3,385,255
$1.18
$36,343
$5.81
$178,561
$8.38
$257,478
$13.41
$412,235
$26.13
$802,942
$13.47
$413,788
$22.90
$703,621
$13.36
$410,447
$0.81
$24,766
$80.90
$2,486,000
$3.82
$117,516
$506.94 $15,578,139
$108.90
$3,346,492
$86.83
$2,668,307
$148.80
$4,572,545
$50.30
$1,545,858
$114.07
$3,505,469
$27.91
$857,523
$7,443.87 $228,750,046
$4,481.48 $137,715,750
$595.23 $18,291,566
$1,011.94 $31,096,872
$476.50 $14,642,875
$883.75 $27,157,726
$1,514.05 $46,526,710
$2,962.39 $91,034,297
$512.47 $15,748,330

99
95
103
100
98
105
107
102
108
99
103
105
100
96
96
99
90
95
96
93
94
91
95
93
103
99
98
93
96
95
95
98
99
103
96
96
96
95
96
97
95
96
100

$171.86 $16,885,959
$5.07
$497,949
$11.85
$1,164,239
$18.15
$1,783,637
$3,042.52 $298,939,274
$665.73 $65,410,440
$224.82 $22,089,700
$101.66
$9,988,012
$64.42
$6,329,484
$76.63
$7,529,319
$57.58
$5,657,181
$139.81 $13,736,811
$0.81
$79,933
$1,234.23 $121,268,329
$912.09 $89,616,851
$118.18 $11,611,380
$1.30
$127,942
$6.20
$608,918
$9.21
$904,602
$14.25
$1,399,995
$27.50
$2,702,092
$14.08
$1,383,623
$24.34
$2,391,723
$14.20
$1,395,637
$0.92
$90,063
$87.99
$8,645,738
$3.97
$389,767
$555.45 $54,575,098
$116.86 $11,482,206
$96.87
$9,518,209
$163.13 $16,028,592
$54.63
$5,368,059
$124.35 $12,217,921
$31.25
$3,070,421
$8,015.70 $787,574,915
$4,812.42 $472,839,079
$638.89
$62,773,185
$1,084.13 $106,519,961
$511.81
$50,287,261
$949.64
$93,305,458
$1,627.96 $159,953,215
$3,203.29 $314,735,835
$556.57
$54,685,020

Total
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Table 16. Spending Potential Index (SPI) (Continued)
5-Minute Drive Time

Financial
Value of Stocks/Bonds/Mutual Funds
Value of Retirement Plans
Value of Other Financial Assets
Vehicle Loan Amount excluding Interest
Value of Credit Card Debt
Health
Nonprescription Drugs
Prescription Drugs
Eyeglasses and Contact Lenses
Home
Mortgage Payment and Basics
Maintenance and Remodeling Services
Maintenance/Remodeling Materials
Utilities, Fuel, and Public Services
Household Furnishings and Equipment
Household Textiles
Furniture
Rugs
Major Appliances
Housewares
Small Appliances
Luggage
Telephones and Accessories
Household Operations
Child Care
Lawn and Garden
Moving/Storage/Freight Express
Housekeeping Supplies
Insurance
Owners and Renters Insurance
Vehicle Insurance
Life/Other Insurance
Health Insurance
Personal Care Products
School Books and Supplies
Smoking Products
Transportation
Payments on Vehicles excluding Leases
Gasoline and Motor Oil
Vehicle Maintenance and Repairs
Travel
Airline Fares
Lodging on Trips
Auto/Truck Rental on Trips
Food and Drink on Trips

10-Minute Drive Time

SPI

Average
Spent

Total

SPI

86
87
73
72
86

$5,324.93
$21,068.81
$943.95
$1,972.85
$500.29

$26,954,783
$106,650,31
5
$4,778,255
$9,986,583
$2,532,445

93
93
80
83
95

$100.46
$508,521
$305.05 $1,544,141
$76.52
$387,356

87
86
89

79
79
81
85
84
81
81

$7,338.89
$1,626.87
$326.35
$4,058.97

Average
Spent

Total

$5,765.99 $177,188,987
$22,707.7 $697,807,697
0 $32,077,551
$1,043.85
$2,259.71 $69,440,995
$553.68 $17,014,657
$111.53
$334.75
$84.47

15-Minute Drive Time
SPI

Average
Spent

Total

105 $6,513.23 $639,950,640
105 $25,459.15 $2,501,463,20
8
90 $1,174.32 $115,381,820
90 $2,440.78 $239,815,968
103
$598.46
$58,801,146

$3,427,457
$10,286,884
$2,595,666

95
94
97

$121.13
$365.19
$92.00

$11,901,153
$35,881,661
$9,039,179

$8,053.73 $247,491,044
$1,771.08 $54,425,292
$353.49 $10,862,742
$4,528.67 $139,165,962

104
102
98
97

$8,947.09
$1,988.11
$394.97
$4,870.15

$879,087,301
$195,339,298
$38,807,128
$478,511,639

$37,149,484
$8,235,234
$1,652,002
$20,546,524

93
91
87
90

82
79
92
76
77
83
84
76

$77.79
$393,773
$449.77 $2,276,733
$21.35
$108,054
$243.60 $1,233,080
$73.45
$371,797
$40.27
$203,838
$9.96
$50,406
$52.37
$265,104

92
89
100
85
87
93
95
87

$87.70
$511.76
$23.17
$272.99
$82.87
$44.97
$11.23
$60.00

$2,695,105
$15,726,449
$711,881
$8,389,124
$2,546,569
$1,381,952
$345,025
$1,843,924

99
97
109
94
95
100
104
93

$94.92
$554.25
$25.31
$300.31
$90.43
$48.23
$12.32
$64.41

$9,326,453
$54,457,243
$2,486,758
$29,506,493
$8,885,229
$4,738,320
$1,210,041
$6,328,634

83
79
79
78

$395.09 $1,999,926
$329.45 $1,667,682
$50.31
$254,663
$553.75 $2,803,072

94
86
92
88

$450.15
$361.00
$58.77
$623.02

$13,833,257
$11,093,593
$1,806,021
$19,145,305

102
96
98
95

$486.21
$402.47
$62.45
$675.65

$47,772,024
$39,543,903
$6,135,707
$66,385,235

81
80
84
81
79
78
75

$416.49
$939.62
$360.32
$2,969.02
$371.11
$121.31
$313.67

$2,108,292
$4,756,338
$1,823,935
$15,029,199
$1,878,560
$614,070
$1,587,777

88
90
92
90
89
90
84

$452.42 $13,902,838
$1,058.29 $32,521,301
$394.65 $12,127,492
$3,275.68 $100,661,679
$420.27 $12,915,028
$139.06
$4,273,394
$349.83 $10,750,179

97
97
102
98
97
97
88

$500.79
$1,139.74
$437.82
$3,569.15
$454.19
$149.84
$367.07

$49,204,463
$111,983,573
$43,017,226
$350,682,891
$44,625,782
$14,722,169
$36,066,130

75
76
80

$1,678.69 $8,497,539
$2,118.65 $10,724,606
$854.23 $4,324,099

85
87
89

$1,912.80
$2,407.07
$957.80

$58,780,490
$73,969,252
$29,433,173

92
93
97

$2,068.83
$2,586.97
$1,037.04

$203,271,016
$254,180,034
$101,893,273

85
83
77
82

$431.56 $2,184,534
$433.93 $2,196,548
$20.42
$103,382
$406.98 $2,060,153

95
92
89
92

$483.42
$480.38
$23.40
$452.98

$14,855,472
$14,762,193
$719,002
$13,920,169

104
101
98
101

$531.03
$530.87
$25.85
$498.07

$52,175,977
$52,159,888
$2,539,445
$48,937,272

Spending potential is below the national average in almost every retail category within the 5-minute and
10-minute drive time market areas surrounding Bristol Commerce Park. The SPI rises as the market
expands to 15 minutes but this begins to capture other retail centers, such as the Levittown Town
Center.
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New retailers that cater to the middle-class markets are not likely to open stores in the Bristol area.
Discount retailers market and discounters, such as dollar stores and “rent-to-own” retailers, will continue
thrive in the Bristol market area. Grocery stores cannot continue to keep their doors open when local
purchasing power is low and demand remains flat. Even stores known for discounts (e.g., Walmart and
Dollar Tree) face new competition in the form of new food retailers entering the U.S. market (such as Aldi
and Lidl). It is likely that store closings will continue, especially in areas where stores perform the poorest.
However, there remains room for retail growth for smaller businesses that cater to more discriminating
customers. In recent years, Bristol Borough has revitalized its main street shopping district and
constructed a docking area for small watercraft along the Delaware River at Lions Park. Merchants report
increased sales and foot traffic and new businesses are opening in formerly empty storefronts. The
borough’s profile was further raised when it won $500,000 in marketing services in the 2017 “Small
Business Revolution: Main Street” contest.
Bristol Township has a similar opportunity in Croydon. Croydon appears to have all the elements for
successful revitalization: a newly rehabilitated commuter rail station, commercial district along a major
arterial (Route 13), well-kept, affordable housing stock, and access to the Delaware River. A TRID (Transit
Revitalization Investment District) study was completed in 2010 to focus on retaining neighborhood
integrity, providing new housing opportunities, and creating transit-oriented development opportunities
that bring jobs into the area and encourage private investment within the Croydon study area. Further
discussion of this identified Opportunity Area will take place in Part 2 of the plan.

OFFICE MARKETS
Although nationally office development had a strong year, with occupancy high and absorption positive,
it remains concentrated in select suburban and urban locations. During 2016, over half the office jobs
created were concentrated in just 13 markets, including coastal and southern markets.16
As noted above in the analysis of nonresidential proposals, almost no office development has been
proposed in Lower Bucks County over the last five years and much of this is due to an oversupply in the
Bucks County and regional market. Prior estimates17 of future office development and employment
growth were based on a capture of the growth in regional office space. Recent submarket vacancy
estimates18 tagged the Central/Lower Bucks submarket with a 21 percent vacancy rate, highest among all
Philadelphia-region office markets. Since vacancies remain high in Bucks County and absorption remains
flat, it is unlikely that significant new space in this sector will be developed in Lower Bucks County in the
near future.

16

ULI. Emerging Trends in Real Estate, United States and Canada 2018.
Pennsylvania Economy League; Economic Development Research Group. The Value of Connections: The
Economic Impact of the Proposed Pennsylvania Turnpike and Interstate 95 Interchange, April 2000.
18
Colliers International. Eastern Pennsylvania, Southern New Jersey, Delaware: 2017 Year-End Research & Forecast
Report; Office.
17
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Chapter 4.
Land Use and Zoning Characteristics
This section provides an overview of the existing land use and zoning characteristics of the Bristol area.
Aerial photographs and Bucks County Board of Assessments (BOA) information served as primary sources
in compiling an updated land use inventory for the area, which includes both Bristol Township and Bristol
Borough. The acreages and percentages of various land use categories were obtained using computer
calculations generated through the county’s GIS (Geographic Information System). Existing land use in the
Bristol area is shown on Map 2.

LAND USE
Table 17, Bristol Area Land Use, provides a snapshot of land use acreages and percentages within the
Bristol area. Combined, the two municipalities total roughly 11,232.5 acres, not including acreage
occupied by water areas (e.g., Silver Lake).

Table 17. Bristol Area Land Use
Land Use

Acreage

Percentage

Single-Family Residential
Multifamily Residential
Commercial
Industrial
Government and Institutional
Parks, Recreation and Protected Open Space
Transportation
Vacant
Total

3,422.6
312.2
780.9
1,700.4
702.7
1,229.5
2,499.6
584.6
11,232.5

30.5
2.8
6.9
15.1
6.3
10.9
22.3
5.2
100%

Source: Bucks County Planning Commission GIS data, 2016

The Bristol region is largely urbanized with a diverse mixture of uses. Within this area, more land is
devoted to combined nonresidential uses than any other category. Nonresidential uses consisting of
commercial, industrial, government and institutional, and transportation and utilities, occupy over 5,680
acres, or slightly more than half (50.6 percent) of the total land area between the two municipalities. Of
these nonresidential categories, transportation and utility uses, which include rights-of-way, utility
installations, and terminal facilities, occupy the most acreage at 2,500 acres, representing over 22 percent
of the land area. The majority of this land consists of road rights-of-way that cross through the township
and borough. Other uses that fall under this category include the Amtrak Rail lines which parallel Route
13 as it crosses through the township and borough, the Croydon and Bristol train stations and associated
parking facilities, electric substations, and public water and sewer treatment plants.
Industrial uses occupy 1,700 acres, or 15.1 percent of the area, and include businesses related to
manufacturing, painting, and advertising industries. In the township, these uses are located primarily
along River Road, Ford Road, routes 13 and 413 near their connections to Interstate 95 and the
Pennsylvania Turnpike, and along the Delaware River. In the borough, industrial uses are located mostly
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in the northwest and south bordering Bristol Township, and along Radcliffe Street near the Island View
Crossing office complex. Rohm and Haas, which occupies land in both the township and the borough,
accounts for the majority of manufacturing land, with significant acreage along Route 413 near the river.
Much of the remaining manufacturing acreage is located within several industrial parks in the area.
Commercial uses account for about 781 acres, or almost 7 percent of the total land area of the two
municipalities. The commercial land use category includes wholesale and retail trade establishments;
finance; insurance and real estate businesses; professional and service offices; and hotels. Many of the
commercial uses within Bristol Township are located along Route 413, U.S. Route 13, New Falls Road, S.
Oxford Valley Road, Durham Road, and State Road. Within Bristol Borough, commercial uses are located
primarily along Mill Street, Otter Street, Farragut Avenue, and U.S. Route 13. Some of the larger
commercial developments within the borough include Bristol Commerce Park, a large shopping center
consisting of multiple tenants, located at the intersection of routes 413 and 13; and Island View Crossing,
a large office complex located along Radcliffe Street, bordering the Delaware River.
Government and institutional uses comprise 703 acres or roughly 6.3 percent of the Bristol area. This land
use category includes all government buildings and facilities as well as all private, parochial, and public
schools, places of worship, cemeteries, emergency service facilities, fraternal organizations, and all
medium- to long-term housing accommodations, such as assisted living facilities and nursing homes.
Government and institutional uses are located throughout the area, with the majority of this land use
consisting of school facilities, a few of which have recently closed. The Lower Bucks campus of the Bucks
County Community College is located along Route 413 in Bristol Township. Also included in this land use
category is the Lower Bucks Hospital campus, which is located in both the borough and township.
Residential uses, consisting of single-family and multifamily, occupy approximately 3,734.8 acres,
equating to roughly 33 percent, or one-third, of the Bristol land area. Single-family residential consists of
properties with single-family detached, or attached, one or two-unit dwellings on lots less than 5 acres.
Multifamily residential includes properties with 3 or more attached dwelling units.
Single-family residential represents the individual land use category having the most acreage in both the
township and borough, with almost 3,423 acres or 30.5 percent of the land area. A comparison of single
family residential and multifamily residential categories between both municipalities reveals that Bristol
Township has a higher percentage of single family residential (32 percent) than Bristol Borough (17.2
percent), while the borough has a higher percentage of multifamily housing (6.2 percent) than the
township (2.4 percent).
The various residential communities of Croydon, Newportville, Edgely, West Bristol, and parts of
Levittown, house the majority of single family residential uses within the township. Single-family
residential neighborhoods in the borough include the Old Town neighborhood, the North Side
neighborhood, the West Side/Gateway area, and the Harriman district.
Multifamily residential uses are located throughout the Bristol area, in both the township and borough.
Some of the larger apartment complexes within the township include: Grundy Gardens; Glen Hollow
Apartments; Levittown Trace Apartments; Bristol Gardens; Brittany Springs Apartments; and Orangewood
Park Apartments. Within the borough, multifamily developments include Grundy Tower, The Villas at
Riverview, and the Jefferson Avenue Condominiums.
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Park and recreation land comprise almost 1,230 acres or about 11 percent of the total Bristol land area.
Within the township, much of this land includes Neshaminy State Park and county-owned Queen Anne
Park, Black Ditch Park, and Delhaas Woods. Silver Lake Park (also county-owned) is located mostly in the
township and the southern portion of the park extends into the borough. Park and recreation land in the
borough includes Bristol Marsh and Lions Park, both of which are located near the river; Bristol Lagoon
Park; Grundy Park; and the Jefferson Avenue Playground and Memorial Fields. Other park and recreation
lands include linear greenbelts or greenways through the neighborhoods of Levittown, along the Delaware
Canal, and the Bristol Borough Spur Line Trail.
Vacant lands comprise roughly 585 acres or 5.2 percent of the Bristol land area. This category includes
land without a dwelling unit or nonresidential use, but may include uninhabited structures such as garages
and sheds, as well as environmental resources, such as wetlands and floodplain areas. Pockets of vacant
land are located throughout the Bristol area. Sites containing significant acreage of vacant land include
the riverfront area adjacent to Route 413 (known as Maple Beach), a tract of land along Route 13
bordering Newport Road, land along the Neshaminy Creek just north of Neshaminy State Park, land
between the Island View office complex and The Villas at Riverview, and land between Bristol Commerce
Park shopping center and Lower Bucks Hospital.

BRISTOL TOWNSHIP ZONING DISTRICTS
In addition to market conditions, zoning determines where both residential and nonresidential uses will
be located and at what level of intensity. The township’s zoning ordinance was last updated in 2002 and
several of the commercial districts were modified to set a new direction for nonresidential development
in the township.
There are eight primary zoning districts in the township that permit commercial, office and industrial
activities. Each of these districts is located along arterial highways and major collectors to capitalize on
traffic and land use patterns in order to maximize economic and employment opportunities. A brief
description of each district follows:

NONRESIDENTIAL ZONING DISTRICTS
C Commercial—The purpose of this district is to provide for the creation and continuation of retail, service
and office development in appropriate areas throughout the Township. The district contains required
design standards for development taking place along Route 13 and State Road that address parking, street
trees, signage, lighting, landscaping, and building design to foster a uniform streetscape and more
pedestrian-friendly atmosphere. These standards serve as the implementing mechanism of the Route 13
Revitalization Study.
CN Neighborhood Commercial—The purpose of this district is to provide for the neighborhood shopping
and servicing needs of the Township population, and require reasonable standards for commercial
development in order to provide for the public convenience, and avoid undue congestion on area
roadways.
P-O Professional Office—The purpose of this district is to provide standards for the development of office
space for health and other professions, businesses and related uses which are necessary to service
Township residents.
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CS Shopping Center—The C-S Shopping Center District is designed to provide for the appropriate
development of a modern, well-designed, integrated retail shopping center. The district is established so
that the principal use of land is for commercial and service uses to serve surrounding residential areas and
in which traffic and parking congestion can be reduced to a minimum in order to preserve residential
values and promote the general welfare of the surrounding area. The district contains additional design
standards for building locations, parking, pedestrian circulation, and loading areas.
M-1 Light Manufacturing—The purpose of this district is to provide areas in the township for
manufacturing, research, warehousing and similar uses.
M-2 Heavy Manufacturing—The purpose of this district to provide areas in the township for largescale
industrial operations and compatible uses that are sufficiently buffered from residential areas.
P-I Planned Industrial—The P-I Planned Industrial District is established as a district in which the
regulations are intended to permit and encourage industrial development that will be so located and
designed as to constitute a harmonious and appropriate part of the physical development of the
Township, to contribute to the soundness of the economic base of the township.
TC Town Center (overlay district)—The purpose of this district is to provide for the development of office
and conference space, hotels, and other related uses along the Route 413 corridor which serves as a
gateway to the township. The district contains required design standards that address parking, street
trees, signage, lighting, landscaping, and building design to foster a uniform streetscape and more
pedestrian-friendly atmosphere. These standards assist in the redevelopment of this important
commercial corridor.

RESIDENTIAL AND INSTITUTIONAL ZONING DISTRICTS
The remaining eight zoning districts regulate the township’s residential and institutional land uses.
R-1 Residence District—The purpose of this district is to provide for medium-intensity suburban residential
development to meet the needs of the present and future residents and to protect residential
neighborhoods from the negative impacts of incompatible land uses.
R-2 Residence District— The purpose of this district is to provide for medium- to high-density residential
development consistent with existing neighborhoods and to protect these areas from the negative
impacts of incompatible land uses.
R-3 Residence District—The purpose of this district is to provide for higher intensities of residential
development consistent with existing neighborhoods, and to protect these areas from the negative
impacts of incompatible land uses.
R-4 Multifamily Residential District—The purpose of this district is to provide for higher density residential
development by permitting a variety of residential uses, and to protect these uses from the negative
impacts of incompatible land uses.
PM Park Municipal District—The purpose of this district is to provide areas throughout the Township for
public parks, recreational facilities and open spaces.
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MS Municipal Services District—The purpose of this district is to provide for municipal and emergency
services and uses in appropriate areas of the Township. Major land uses within this district include the
township complex on Bath Road and the Bucks County Lower Bucks County Government Service Center
on New Falls Road
Elderly Housing Overlay District—The purpose of this district is to provide areas in the Township for the
residential needs of elderly and handicapped individuals. This district encompasses the Grundy Gardens
senior apartment complex on Olds Boulevard.
MRD Marina Residential Development (Overlay) District—The purpose of this district is to provide an area
in the Township in which a residential project associated with a marina may be developed.

BRISTOL BOROUGH ZONING DISTRICTS
R-1 Residential District—The purposes of the R-1 Residential District are to provide areas to meet the
needs of the present and expected future residents in single family, medium density dwellings, to protect
residential neighborhoods from the negative impacts of incompatible land uses, and to protect residents'
privacy, access to air and solar energy and investments of money, time and pride in their community. This
is the least dense of the residential zoning districts within the borough. Single-family detached and semidetached dwelling units are permitted.
R-1A Residential District—The purposes of the R-1A Residential District are to provide for moderate
density residential areas which are protected from incompatible land uses, so as to maintain these areas
as attractive living environments and to promote the orderly development of the Borough. Single-family
detached, semi-detached, and attached dwelling units are permitted.
R-2 Residential District—The purposes of the R-2 Residential District are to provide for moderate density
residential areas with access to convenient commercial use developed in a manner so as to maintain these
areas as attractive living environments and to promote the orderly development of the Borough. This is
the highest density district within the borough. Single-family detached, semi-detached, and attached
dwelling units are permitted as well as low-rise apartments. Permitted nonresidential uses include
libraries, home occupations, offices, personal services, retail stores, and restaurants.
R-3 Active Adult Residential District—The purposes of the R-3 Active Adult Residential District are to
provide for moderate density residential areas which are protected from incompatible land uses, so as to
maintain these areas as attractive living environments for the housing of active adults and to promote the
orderly development of the Borough. This district is located at the far eastern end of the borough along
the Delaware River and encompasses the the Villas at Riverview development. Permitted residential uses
include multiplex, detached, attached, and semi-detached dwelling units. The district is age restricted to
require at least one resident of the unit to be over 55 years old.
TC Town Center District—The purposes of the TC District are to provide for the central location of
residential, commercial and service uses. This the densest commercial district within the borough and is
located in the borough’s historic central business district along Pond Street, Mill Street, and the southern
side of Market Street.
NC Neighborhood Commercial District—The purposes of the NC District are to provide areas with adequate
parking and loading facilities, internal traffic circulation and safe ingress and egress to the public street
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system for commercial and business uses that are compatible with the existing uses in the area. This
district is located near the Bristol train station at Beaver Street and Prospect Street, along the eastern end
of Farragut Avenue, and to the west of Beaver Street between 3rd and 6th Avenues. In addition to a
variety of small commercial uses residential units, including upstairs apartments are permitted.
HC-1 Highway Commercial West District—The purposes of the HC-1 District are to provide areas with
adequate parking and loading facilities, internal traffic circulation and safe ingress and egress to the public
street system for commercial and business uses that require location along well-traveled highways. This
district encompasses Bristol Commerce Park and both sides of Route 13 west of Bath Road.
HC-2 Highway Commercial East District—The purpose of the HC-2 District is to provide areas for smallscale commercial and business uses along a major highway, that are in close proximity to existing
residential neighborhoods. This district is found along both sides of Route 13.
GC General Commercial District—The purposes of the GC District are to provide areas which are suitable
for heavy commercial so as to prevent conflicts between these uses and other retail, commercial and
personal service uses. Given the impact of the uses permitted within this district most are permitted only
as special exceptions including, auto repair, woodworking, and contractor offices and shops.
LI Light Industrial District—The purposes of the LI District are to provide areas which are suitable for light
industrial, heavy commercial and office uses, so as to prevent conflicts between these uses and other land
uses, to protect the environment by limiting the types of industries in the Borough to those which are
compatible with it, and to promote local jobs and a strong local tax base.
II Intermediate Industrial District—The purpose of this district is to provide for industrial uses not
permitted in an LI Light Industrial District but which are not as intrusive and invasive as those uses
permitted in the HI Heavy Industrial District.
HI Heavy Industrial District—The purpose of the HI District is to provide areas for development by most
types of industrial uses. The regulations are designed to permit operations in a clean and quiet manner
and to protect adjacent district uses and industries within the district.
MX Mixed Use District—The purposes of the MX District are to provide areas which are suitable for
residential uses and water-related facilities, all potentially located on one or more sites so as to prevent
conflicts between these uses and other land uses, to protect the environment by limiting the types of
facilities in the Borough to those which are compatible with it, promote local jobs, provide public access
to the Delaware waterfront and promote a strong local tax base. This district is located at the site of the
former Dial Soap Factory in Riverfront North.
C Conservation District—The purpose of the C Conservation District is to prescribe a zoning category for
those areas where, because of natural geographic factors and existing land uses, it is considered feasible
and desirable to conserve open spaces, water supply sources, woodland areas, wildlife and other natural
resources. The Bristol Marsh, Silver Lake, and portions of the Delaware Canal and Spur Line Parks are part
of this district.
H Historical District (Overlay)—The purpose of the H Historical District is to protect those historical areas
in Bristol which have a distinctive character recalling the rich architectural and historic heritage of the
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Borough. All applications for zoning and building permits in the H Historical District must be submitted to
the Board of Historical and Architectural Review for review and comment.

VACANT AND UNDERUTILIZED AREAS
Over the past decades, the study area has undergone periodic land use transformations and shifts in the
retail and industrial market. This has resulted in a cycle of business openings, expansions, and closures.
Many businesses are performing at levels that may not be achieving their full market potential, reducing
their contribution to the regional and local economy and the potential loss of tax revenues. To address
this issue, these areas need to be identified and measures taken to enhance their value and effectiveness.
Identifying vacant and underutilized areas is the first step in this process.
As the Land Use Map indicates (Map 2), Bristol Township has limited vacant lands remaining.
Underutilized areas include properties with businesses that are aging, neglected, or may not have reached
its full potential. Not all businesses within areas designated as underutilized are symptomatic. Many
businesses may be well-suited and functioning at their current capacity and location. Therefore, the
majority of future development will likely occur on underutilized areas containing existing businesses and
operations in the form of adaptive re-use, infill development, or redevelopment. Unless plans are made
public for a property, the sale or conversion of a site that is currently developed, it difficult to anticipate.
While regional economic trends and property owner preferences will ultimately determine the fate of
these properties, they may lend themselves as Potential Opportunity Areas which will be discussed in Part
2 of this study.
The following provides a description of vacant and underutilized areas that have been identified as having
a potential for adaptive reuse, infill development, or redevelopment.
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.

JRZ LLC
FDR Middle School
Bucks County Office Center
Route 413 – North
Route 413 – Gateway
Edgely Industrial Park
Route 13 – East
Route 13 – Turnpike Interchange
Bristol Commerce Park
Croydon TRID Study Area
Maple Beach
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JRZ LLC
This is a 56-acre site (TMP #5-13-236, -236-1) along Bristol Pike (Route 13) that includes a truck repair
shop and warehouse. This site has been identified in the Natural Areas Inventory of Bucks County (1999).
Known as Dixon Road Woods, the site is listed as a Priority 3 site (local or county-wide importance). The
Natural Areas Inventory of Bucks County (1999) provides guidance for implementation of the natural areas
protection component of the Bucks County Open Space Initiative. This site is a remnant coastal plain forest
along a stream locally known as Croydon Run. There are seasonally inundated low areas along the stream,
which are bordered by dense thickets of typical coastal plain shrubs. The forest includes a population of
approximately 50 willow oaks. The Federal Emergency Management Agency (FEMA) flood insurance map
identifies a good portion of this area as located within the 100-year floodplain. The site is zoned M-1 Light
Manufacturing District. Due to natural resource constraints, the site’s future potential as a redevelopment
area is very likely to be limited.
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FDR MIDDLE SCHOOL
Bristol Township has undergone six school closures, which includes consolidating from nine elementary
schools to three, newer, bigger buildings. Sixth grade will be moving from the School District’s three
elementary schools to the two middle schools starting in 2018. Current fifth graders will move to the two
middle schools—Neal A. Armstrong on Wistar Road or Franklin D. Roosevelt on Veterans Highway (Route
413). The long-term goal is for the school district to close FDR and move that middle school to the closed
Ben Franklin School on Mill Creek Road. The school district will likely move forward with that plan once
administration and transportation moves to the former Clara Barton Elementary School
The Franklin D. Roosevelt Middle School (TMP #5-27-102-1) sits on a 31.7-acre site along Durham Road
(Route 413) across from the Bucks County Office Center. The site sites behind a strip commercial center
along Route 413 within a residential neighborhood. The Bristol Township School District intends to close
the school in the coming years and sell the property. The site is zoned R-1 and R-2 Residential District; the
TC Town Center Overlay District also applies.
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BUCKS COUNTY OFFICE CENTER
The Bucks County Office Center (TMP #5-27-116, -116-4) sits on 21 acres along Route 413 across from FDR
Middle School and is adjacent to the Bucks County Community College campus. The property contains the
former Delhaas high school and has been renovated into offices. The office center appears active but the
building is showing its age. A 1-acre pad site adjacent to an existing restaurant (TMP #5-27-116-4) appears
available for development. The site is zoned C Commercial District; the TC Town Center Overlay District
also applies.
A vacant 3-acre site (TMP # 5-27-116-2) is located in front of (and owned by) the Bucks County Community
College. A new $14 million Bucks County Center for Economic & Workforce Development building is
planned for the site. The 2-story building will enhance and expand the college's jobs training programs
and help fill the "skills gap" for local and regional manufacturers and businesses. The building will have
office space for county agencies related to workforce and economic development, and also meeting and
conference rooms where area business leaders and college and government officials can meet to talk
about workforce needs and programs.
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ROUTE 413 NORTH
This area comprises a number of parcels along the Route 413 corridor. Land uses include a mix of small
warehouses and manufacturers, vehicle storage lots, junk yards, and vacant sites. Most sites are less than
an acre and properties are served by individual drives. However, adjacent to Route 413 in the northwest
part of this area, is the 30-acre Bristol Plaza Shopping Center and a vacant business (9 acres) just to its
south. The main tenant of the Bristol Plaza Shopping Center is U-Haul Corporation and has made use of
the former Pathmark buildings for self-storage and its truck printing operations. However, much of the
30-acre site contains unused parking. A number of zoning districts are located in this area, including C
Commercial District, M-1 Light Manufacturing District, R-1 Residential District, and R-3 Residential District;
the TC Town Center Overlay District also applies.
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ROUTE 413 GATEWAY
This area comprises parcels between Middletown Township to the north, the Neshaminy Creek to the
west, the Pennsylvania Turnpike to the south, and Route 413 to the east. While many businesses in this
area appear to be doing well, there are some parcels that are underutilized. These include parcels used as
vehicle and equipment storage lots and vacant woodlands near the west portion of the Route 413
Gateway area. The area is zoned M-1 Light Manufacturing District and C Commercial District.
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EDGELY INDUSTRIAL PARK
Edgely Industrial Park is located along the east side of the Bristol Industrial Park (former 3M Airport). The
park is characterized by older buildings, small lots (by industrial standards), poorly defined and maintained
roads, non-existent landscaping, and lack of clear property delineation. The park has also experienced
flooding issues in the past. Uses include small manufacturers, junkyards, and vehicle storage lots. The area
is zoned M-1 Light Manufacturing District.
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ROUTE 13 – EAST
This stretch of Route 13 that begins from the Turnpike overpass and continues to the township’s border
with Tullytown Borough, is characterized by highway commercial uses (bars, restaurants, gas stations and
strip commercial stores), used car lots, vehicle storage lots, small manufacturers (with some mid-size
manufacturers). Uses generally lack landscaping and signage is inconsistent. Many lots fronting the
corridor are less than an acre in size. The corridor is a mix of M-2 Manufacturing District, C Commercial
District, R-2 Residential District, and MS Municipal Services District zoning.
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ROUTE 13 – TURNPIKE INTERCHANGE
This area begins along Route at Bristol Township’s border with Bristol Borough and continues to the
Pennsylvania Turnpike overpass. Lots along this stretch are generally larger than those along Route 13 –
East and uses consist of highway commercial uses (restaurants, gas stations, convenience stores, motels,
and strip commercial stores), used car lots, small manufacturers, and vacant property. The area contains
M-1 Light Manufacturing District, M-2 Manufacturing District, C Commercial District, R-3 Residential
District, and MS Municipal Services District zoning.
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BRISTOL COMMERCE PARK
Bristol Commerce Park is located at the corner of Route 413 and 13 in Bristol Borough. This shopping
center contains a now-vacant anchor store and small to mid-size tenant stores. On the outskirts of the
shopping center are a sit-down restaurant, fast-food restaurant, gas station and convenience store, bank,
credit union, and automotive service center. FEMA flood insurance maps identifies this area as within the
100-year floodplain. The area is zoned II Intermediate Industrial District and HC-1 Highway Commercial 1
District.
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MAPLE BEACH
Maple Beach is located along the east side of Route 413, along the banks of the Delaware River. The 80acre site, now owned by Dow Chemical, consists of a flat, vacant area with the company operations and
leased areas sitting across man-made lakes to the north. The previous owner, Rohm and Haas, once
employed over 3,000 workers, but operations have been significantly downsized.
Maple Beach is bounded by 10-foot-high levees that separate the shoreline from the remainder of the
property. FEMA flood insurance maps identifies this area as within the 100-year floodplain. The levees
located along the edge of the river have not been accredited by FEMA. The site is zoned R-1 Residential.
The vacant portion of the 313-acre parcel owned by Dow on the west side of Route 413 has been deedrestricted from residential development due to potential environmental issues.
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CROYDON TRID STUDY AREA
This includes the proposed Croydon TRID study area and consists of 152 acres and 190 parcels of
residential, commercial, and transportation land uses along the Route 13 corridor. The district is a mix of
C Commercial, M-2 Heavy Manufacturing, and R-2 and R-3 Residential zoning. Boundary areas of the
Croydon Transit Revitalization Investment District were chosen based on land use patterns and likely areas
of re-development within the Croydon Core. The area is currently predominantly residential with 143
parcels having residential uses and 41 being used for various commercial purposes and six with light
industrial uses.

44

Transportation and Community Development Initiative

Chapter 5.
Transportation, Circulation and Mobility
Transportation and community mobility involves moving vehicles and people safely and efficiently to
desired destinations, such as homes, worksites, local and regional shopping and services areas, and
community facilities (e.g., schools, parks, libraries, etc.). Modes of available transit options can add to the
quality of life of residents and help attract and retain businesses by providing convenient access for
customers and employees alike. (i.e., pedestrian, bicyclist, motor vehicle, bus and rail). Integrated
transportation, land use, and circulation systems that are well-designed help preserve a sense of
community and the environment, advance economic development goals, and preserve both public and
private infrastructure investments.
Historically, the lack of a direct connection between the two primary interstates of Interstate 95 and the
Pennsylvania Turnpike created confusion for regional travelers in finding alternative routes to transfer
from one interstate to the other. This condition also resulted in increased congestion on local roadways
since vehicles must use the local roadways to make the connection to the interstate highways. These
conditions have hampered economic development efforts in the township and the region. This chapter
will provide an overview of the Bristol area and Lower Bucks County transportation network and planned
improvements, including roadway classifications and hierarchy, signalized intersections, improvement
projects, regional freight centers and movement, transit, and bicycling. A special section will summarize
the economic impacts of the new interchange between Interstate 95 and the Pennsylvania Turnpike.

ROADWAY CLASSIFICATIONS AND HIERARCHY
The American Association of State Highway and Transportation Officials
(AASHTO) has developed a functional classification system that classifies
roadways by service and function. This system was developed as a tool for
comprehensive transportation planning. The Pennsylvania Department of
Transportation (PennDOT) uses the functional classification system to set
appropriate design guidelines, as well as to coordinate road functions and
highway improvements among neighboring municipalities, the county, the region
and the state. By using this method, a logical and efficient roadway network can
be established.
The hierarchy of roads includes Expressways, Arterials, Collectors and Local Roads. These can be further
divided according to the urban and rural character of an area, such as designating Principal and Minor
Arterials or Major and Minor Collectors. Two major considerations in classifying roads are access to
abutting property and travel mobility.
Accessibility refers to the level of control over traffic entering or exiting a roadway to or from adjacent
properties. Mobility of a road refers to the ability of a road to move traffic. For example, Expressways
emphasize a high degree of mobility but have virtually no access to abutting properties. Local Roads, on
the other hand, primarily provide access to abutting properties, while discouraging the mobility of through
traffic.
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Another criterion used to classify a highway is by the volume of traffic it carries. The most common way
to gauge traffic on a particular road is by measuring its Average Daily Traffic (ADT). Due to the diversity of
Bucks County, from highly urbanized areas to very rural areas, a range of ADT is considered within each
category of functional classification. For example, a principal arterial in lower Bucks County may carry a
significantly higher volume of traffic than a road with the same classification in the upper part of the
county because of the density of development and concentration of activity centers.
A. Expressway—The highest level of road classification is the Expressway, which is a multi-lane highway
with fully controlled access usually provided only at grade-separated interchanges. Expressways are
used in corridors that need to move high volumes of traffic at high speeds while provided high levels
of safety and efficiency and usually traverse and connect metropolitan areas.
B. Arterial—An Arterial provides a high degree of mobility in order to better serve trips of longer length.
Since access to abutting property is not their major function, access controls are desirable to enhance
mobility. Arterials are divided into two subclasses:
1. Principal Arterial—A Principal Arterial is any major highway, which is not an expressway.
Generally it provides two or four lanes of travel depending on traffic volumes and land use
intensity. They serve major activity centers and carry a high proportion of cross-county traffic. For
example, U.S. Route 13 (Bristol Pike), through Bristol Township, is classified as a Principal Arterial.
2. Minor Arterial—Minor Arterials interconnect with and supplement Principal Arterials. They
typically accommodate trips between three to five miles in length. They are spaced at intervals
consistent with population density and carry traffic within or between several municipalities of
the county. Furthermore, they provide a link to other areas not connected by Principal Arterials
and provide key connections between roads of higher classification.
C. Collectors—Collectors provide a mix of accessibility and mobility. They typically serve trips up to four
miles in length and distribute traffic to or from a higher classification. Collectors are also divided into
two subclasses:
1. Urban/Rural Major Collector—A Major Collector provides a combination of mobility and access
with a priority on mobility. Ideally, access is partially controlled with preference given to through
traffic. Access is permitted with at-grade intersections and major access driveways of selected
land uses such as retail or employment centers. They accommodate trips within and between
neighboring municipalities. Furthermore, they may serve as a major road through large industrial
or office parks or provide key connections between roads and higher classification.
2. Rural Minor Collector—A Rural Minor Collector provides a combination of mobility and access
with a priority on access. They allow access to abutting property with little or no restriction.
Generally, Rural Minor Collectors accommodate shorter trips within a municipality. They are
spaced to collect traffic from local roads and neighborhoods and channel it to Major Collectors
and Arterials. Since the entire study area is within a designated urban area, there are no Rural
Minor Collectors within the study area.
D. Local Roads—Local Roads have relatively short trip lengths, generally not exceeding one mile.
Because property access is the main function, there is little need for mobility or high operating speeds.
This function is reflected by use of a lower posted speed between 20 and 30 miles per hour. They

46

d

Hulmeville
Borough
Durham Rd

nP
kw y

3

Bri sto
l

41

Emi l e Rd

Mill Creek Pkwy

Edge ly

Mill Creek Rd

Falls
Township

Ol d R

ute
Ro

e
g rs R
d
od

413

Ro u te 13

O

er
av
e
B

St

r
tte

Ro
ute
13

Pond St

St
Market
Mill St

New
Jersey

2,800

Feet
4,200

Expressway
Arterial
Collector
Local

Rd

95

nd

e r Dam Rd
av
Be

Route 13

Airpo
r t Rd

N Radcl iffe S
t

St

Jefferso
n Ave

Rd

Rd

th
Ba

Ol
d

1,400

§
¦
¨
n
nL

Rive r

0

la

Gr e e

S ta te

o

ke

e
Av

Ced
ar A
ve

La

Haine
s Rd

Br
i st
ol

O

x fo

rd

Va l ley

Rd

Bristol
Township

Rd

Ro
ut
e

§
¦
¨

por
tR
d

vd

d

Newpor t

Ne
w

Bl

New Falls Rd

95

d
eR
vi ll

s Bl v

w
itto
Le v

d

o
Ho

Ford
R

295

O ld

Rd

Bensalem
Township

Rd

276

So
uth

i

r
sta

§
¦ §
¨
¦
¨

W

ey
Va ll
fo rd
S Ox

Middletown
Township

Bristol
Borough
Ra dcli ffe

St

Tullytown
Borough

ve
on A
W il s

New
Jersey

Bristol Township TCDI Study
Street Classification
2019

Map 5
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provide a link between property access and the collector road network. Through traffic is discouraged
from using Local Roads.
Highway classifications for study area roadways were obtained from the Bucks County Federal Functional
Class Map available through PennDOT. The following table lists the classifications for the roads in the
study area.

Expressway
•
•
•

Interstate 276 – Pennsylvania Turnpike
Interstate 95
U.S. Route 13 – Levittown Parkway to U.S. Route 1

Principal Arterial
• U.S. Route 13 – Poquessing
Creek to Levittown Parkway
• Business Route 1
• New Falls Road – PA Route
413 to Tyburn Road
Minor Arterial
 Bensalem Boulevard
 Bristol Oxford Valley Road
 Edgely Road
 Farragut Avenue
 Levittown Parkway
 New Falls Road – Bensalem
Boulevard to PA Route 413
Urban Collector
 Bath Road
 Beaver Dam Road
 Bordentown Road
 Byberry Road
 Cedar Avenue
 Durham Road
 Ford Road
 Green Lane
 Haunted Lane

•
•
•







PA Route 132
PA Route 213
PA Route 413



North Radcliffe Street
PA Route 513
Pond Street
State Road
Street Road – Interstate 95 to
State Road
Trenton Road










Hood Boulevard
Mill Street
Mill Creek Road
Newport Road
Newportville Road
Otter Road
Penn Valley Road
Radcliffe Street
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EXISTING ROADWAY INVENTORY
The inventory of physical roadway features was conducted using available on-line information and field
observations data. The inventory is not intended to be an in-depth record within the study area. Rather,
it documents areas of focus within the study limits.

MAJOR ROADWAYS
There are six major roadways within the study area, including The Pennsylvania Turnpike, Interstate 95,
U.S. Route 13, New Falls Road, and PA Routes 132, and 413. Each of these roads experiences various levels
of vehicle volume. Traffic counts for each roadway are shown below.
Traffic Counts
According to PennDOT’s Internet Traffic Monitoring System, traffic is very heavy on most of the major
roads in the study area. Interstate 95 carries the most volume, with volumes over 70,000 vehicles on the
section below Route 413. This volume increases dramatically as the interstate approaches the city of
Philadelphia. Route 132 (Street Road) carries highest volumes of all the Principal Arterials in the study
area, with volumes well over 30,000 vehicles per day. Traffic volumes for the six major sections of
roadways in the study area are shown in the table below.

Interstate 276 – Pennsylvania Turnpike
From
To
Street Road Slip Ramp New Jersey Line

ADT
45,182

Year
2016

% Trucks
16%

Interstate 95
From
Street Road
Route 413
Business Route 1

ADT
70,290
62,276
55,110

Year
2010
2016
2017

% Trucks
19-20%
7-10%
9-10%

ADT
17,623
14,703
15,911
12,735
12,378
24,691
30,535
24,175
24,455
21,651

Year
2014
2014
2016
2017
2017
2017
2016
2011
2011
2011

% Trucks
6%
9%
7%
9%
8%
13-14%
11-13%
6-8%
11%
11%

To
Route 413
Business Route 1
U.S. Route 1

U.S. Route 13 – Bristol Pike
From
To
Route 132
Bensalem Boulevard
Bensalem Boulevard
Totem Road
Totem Road
Cedar Avenue
Cedar Avenue
Dorset Avenue
Dorset Avenue
Route 413
Route 413
Bath Road
Bath Road
I-276 Ramp
I-276 Ramp
Edgely Road
Edgely Road
Haines Road
Haines Road
Levittown Parkway
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PA Route 132 – Street Road
From
To
Richlieu Road
Mechanicsville Road
Mechanicsville Road
Knights Road
Knights Road
Route 513
Route 513
U.S. Route 13
U.S. Route 13
Interstate 95

ADT
38,542
32,336
37,834
34,024
32,046

Year
2017
2016
2016
2017
2015

% Trucks
5-6%
7-9%
5-7%
6%
8-9%

Route 413 – New Rodgers Road
From
To
Trenton Road
New Falls Road
New Falls Road
Bath Road
Bath Road
I-95 Ramps
I-95 Ramps
U.S. Route 13
U.S. Route 13
Otter Street
Otter Street
Burlington Bridge

ADT
11,922
18,177
21,248
29,567
23,135
21,851

Year
2015
2015
2016
2015
2011
2015

% Trucks
8%
6%
4%
7%
3-5%
5%

Year
2014
2014
2016
2014
2016
2017
2016
2016
2017

% Trucks
4-6%
3%
2%
4%
5-7%
4-13%
8%
6%
5%

New Falls Road
From
Bensalem Boulevard
Main Street
Zimmerman Lane
Durham Road
Route 413
Bristol Oxford Valley Rd
Edgely Road
Levittown Parkway
Hood Boulevard

To
ADT
Main Street
19,717
Zimmerman Lane
12,808
Durham Road
16,084
Route 413
16,008
Bristol Oxford Valley Rd25,151
Edgely Road
16,354
Levittown Parkway
16,723
Hood Boulevard
12,084
Fallsington Road
10,218

Source: PennDOT’s Internet Traffic Monitoring System

MAJOR SIGNALIZED INTERSECTIONS
While there are many signalized intersections within the study area, six intersections in particular are
critical to the functionality of the transportation system. These intersections include Route 413 at
Interstate 95, Route 413 at U.S. Route 13, U.S. Route 13 at Green Lane, Route 413 at Interstate 95,
Pennsylvania Turnpike interchange with U.S. Route 13 and Route 413 at Durham/Bath Roads. The
following are descriptions of each critical intersection.

ROUTE 413 (NEW RODGERS ROAD)

AND INTERSTATE 95—The intersection of Route 413 and
Interstate 95 is a signalized “T” intersection. The lane configuration of the westbound Route 413 approach
consists of two exclusive left turn lanes and two through lanes. The lane configuration of the eastbound
Route 413 approach consists of three through lanes and a ramp that splits off to Interstate 95. The offramp from Interstate 95 at the intersection consists of a ramp that splits off to eastbound Route 413 and
two left turn only lanes to westbound Route 413. There are no pedestrian or bicycle facilities at this
intersection.
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ROUTE 413 (NEW RODGERS ROAD) AND U.S. ROUTE 13 (BRISTOL PIKE)—The intersection of Route
413 and U.S. Route 13 is a four-leg intersection. The lane configuration of both the northbound and
southbound Bristol Pike approaches consist of two through lanes and an exclusive right turn lane. Vehicles
wishing to make a left turn must use a right turn jughandle to make that connection. The existing lane
configuration of the eastbound New Rodgers Road approach consists of two exclusive left turn lanes, an
exclusive through lane, and a shared through/right turn lane. The existing lane configuration of the
westbound New Rodgers Road approach consists of an exclusive left turn lane, an exclusive through lane,
and a shared through/right turn lane. There are no pedestrian or bicycle facilities at this intersection.

U.S. ROUTE 13 (BRISTOL PIKE) AND GREEN LANE—The intersection of U.S. Route 13 and Green Lane
is a four-leg intersection. The lane configuration of the northbound Bristol Pike approach consists of an
exclusive left turn lane, two exclusive through lanes and an exclusive right turn lane. The southbound
Bristol Pike approach consists of an exclusive left turn lane, two exclusive through lanes and a right turn
lane that currently serves westbound Green Lane as well as the access ramp to the Pennsylvania Turnpike.
The existing lane configuration of the eastbound and westbound Green Lane approaches consist of an
exclusive left turn lane, an exclusive through lane, and an exclusive right turn lane. The only pedestrian
facility at the intersection is on the north side of U.S. Route 13 in the form of a crosswalk which connects
a multiuse trail on both sides of U.S. Route 13. This trail then crosses Green Lane at a mid-block crossing
approximately 350 feet east of the intersection to connect the trail with the towpath along the Delaware
Canal.

ROUTE 132 (STREET ROAD) AND INTERSTATE 95—The current design of the Interstate 95/Route 132
(Street Road) interchange is a “Tight Diamond” configuration that is between the AMTRAK Northeast
Corridor to the east and U.S. Route 13 to the west. Interstate 95 consists of three lanes traveling under
Street Road. The on-ramps to I-95 are one-lane with wide shoulders. Both off-ramps from I-95 are
signalized and the off-ramp from northbound I-95 contains a left turn only lane. Eastbound Street Road
consists of two lanes through the interchange area. Westbound Street Road consists of two lanes through
the interchange, but also contains a left turn only lane to southbound I-95 on the bridge. On Street Road,
the “half clover leaf” interchange with U.S. Route 13 introduces traffic weave conditions on the west side
of the I-95. All operations in the interchange area are heavily impacted by high truck volumes. Sidewalks
exist along westbound Street Road from the bridge over the Northeast Corridor to the I-95 southbound
off-ramp. There are stairs from westbound Street Road down to both sides of the SEPTA Eddington Station
and down to U.S. Route 13 from the southbound I-95 off ramp.

PENNSYLVANIA TURNPIKE INTERCHANGE WITH U.S. ROUTE 13—The current configuration of the
interchange are grade-separated off ramps on to U.S. Route 13 northbound and on to the Pennsylvania
Turnpike from U.S. Route 13 northbound. Vehicles traveling southbound on U.S. Route 13 wishing to
access the turnpike do so via a high-speed ramp near the intersection of U.S. Route 13 and Green Lane.
Vehicles departing the turnpike to access U.S. Route 13 southbound do so via a ramp with merge onto
U.S. Route 13 southbound. U.S. Route 13 is four lanes through the current interchange area. This
interchange is slated to be reconfigured. A description of these improvements is described later in the
text.

ROUTE 413 (NEW RODGERS ROAD) AND DURHAM ROAD/BATH ROAD—The intersection of Route
413 and Durham Road/Bath Road is a large-skewed signalized intersection. The northbound Route 413
approach to the intersection consists of two through lanes and separate left turn only and right turn only
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lanes. The southbound approach of Route 413 contains two through lanes, a left turn only lane and a short
channelized lane to Durham Road. The Durham Road approach to the intersection consists of one through
lane, one left turn only lane and one right turn only lane. The Bath Road approach to the intersection
consists of one through lane, one left turn only lane and one right turn only lane. There are sidewalks
along Bath Road and northbound Route 413 in the area of the intersection. There is only one crosswalk at
the intersection, which is on the south side of the intersection across Route 413.

U.S. ROUTE 13 (BRISTOL PIKE) REHABILITATION PROJECT
The purpose of the U.S. Route 13 Revitalization Plan was to develop a diverse, comprehensive program
that serves as an alternative model for enhancing community character, increasing transportation
investment, and improving safety along U.S. Route 13 in Bensalem and Bristol townships and Bristol and
Tullytown boroughs. The result was a series of strategies that provide transportation choices, encourage
behavioral changes that increase travel efficiency, and reduce the need for continuing transportation
investments. Based upon the results of this study, PennDOT incorporated many of the study
recommendations into a large rehabilitation of U.S. Route 13 from Route 13 to Levittown Parkway.
As part of this large scale rehabilitation project, many safety improvements were completed. Including:


Rehabilitation of the aging pavement and replacing old drainage facilities;



Modernization of the traffic signals;



Addition of an 18-foot wide center median;



Addition of left turn lanes at Route 13/Levittown Center Driveway and Route 13/Levittown Parkway;



Removal of the jug handle on northbound Route 13 at the SEPTA Levittown Train Station;



Conversion of the Route 13 northbound jug handle at Levittown Center Driveway to a turn-around for
large vehicles;



Replacement of the bridge over Otter Creek and rehabilitation of the bridge over Adams Hollow Creek;



Addition of sidewalks and median landscaping throughout the corridor.



Road diet of the section above the Pennsylvania Turnpike reducing the lanes from 3 in each direction
to 2 in each direction, the addition of left turn lanes at intersections and reduction of the speed limit
from 50 mph to 45 mph; and



Pedestrian improvements at Green Lane to complete a missing link for the East Coast Greenway;

The project began construction in 2013 and was recently completed.

DVRPC TRANSPORTATION IMPROVEMENT PROGRAM
The Delaware Valley Regional Planning Commission (DVRPC) produced the FY 2017
Transportation Improvement Program (TIP) for Pennsylvania for Bucks, Montgomery, Chester,
Delaware and Philadelphia counties. All projects that intend to use federal funds, along with all
non-federally funded projects that are regionally significant must be listed on TIP. DVRPC and its
member governments that responds to transportation needs of the region prepare the TIP
program by and ensure they comply with federal and state policies. Projects can be multi-modal;
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that is, they include bicycle, pedestrian, Intelligent Transportation Systems (ITS), and freight
related projects, as well as traditional highway and public transit improvement projects.
In the southeastern Pennsylvania region, the TIP contains approximately 370 projects totaling
more than $5.3 billion over the four-year span of the program. The list of transportation priorities
are financially constrained by the Fixing America’s Surface Transportation Act (FAST Act). As of
the FY 2017 Transportation Improvement Program for Pennsylvania, there are eight projects
programmed for funding in the Bristol Township area. These projects are as follows:


MPMS# 13347—I-95/PA Turnpike Interchange Ramps



MPMS# 60655—Reconstruction of SEPTA’s Levittown Station



MPMS# 95439—I-95/PA Turnpike Interchange Project Section D10



MPMS 104302 – Route 13 Streetscape - Croydon Section Phase 2—This project will involve
streetscape improvements on Route 13 (Bristol Pike) from the bridge over the Neshaminy
Creek to a point west of Walnut Avenue within the downtown Croydon business district.



MPMS# 104365—New Falls Road - The proposed scope of work includes installation of
sidewalk, pedestrian countdown timers, modification to left turn phasing, and other signal
improvements.



MPMS# 105641 – Bristol-Oxford Valley Road, Bath Road and Lakeland Road Intersection. This
project consist of modernization of the exiting traffic signal equipment by replacing all of the
existing traffic signal equipment, which includes but is not limited to; traffic signal
foundations, supports and mast arms, conduit, wiring, signal heads, controller assembly,
vehicular video and dilemma zone detection, signage and pavement markings. Additionally,
the installation of the uninterruptable power supply (battery back-up system) and the
emergency back-up generator plug is also proposed, along with optimization of the traffic
signal timing and phasing. Install new ADA compliant ramps, pedestrian push buttons and
dedicated hand/man pedestrian signal, with countdown timers.



MPMS 105643 – Mill Creek Parkway and Levittown Parkway-- Upgrade and modernize the
existing traffic signal located at the intersection of Mill Creek Parkway and Levittown Parkway



MPMS# 105796 – Philadelphia Pump Station Upgrades—Includes reconstruction of the pump
station at Route 413 and U.S. Route 13.

IMPROVEMENT PROJECTS
PENNSYLVANIA TURNPIKE/I-95 INTERCHANGE PROJECT
In 2010, construction began on the Pennsylvania Turnpike/I-95 Interchange
Project. Open for use in September, 2018, the new ramps now connect Interstate
95 to the Pennsylvania Turnpike and complete the I-95 corridor, providing a
continuous highway from Maine to Florida. The two ramps connect northbound
Interstate 95 with the eastbound Pennsylvania Turnpike and the westbound
Pennsylvania Turnpike with southbound Interstate 95. The Pennsylvania Turnpike
east of the interchange has been redesignated as Interstate 95 and follows a route
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via the Pennsylvania Turnpike Bridge across the Delaware River then proceeds northward via the New
Jersey Turnpike Extension, which also is redesignated as Interstate 95. This rerouting brings all of
Interstate 95 up to interstate standards. This project officially completes Interstate 95 and provide a
physical connection between Interstate 95 and the Pennsylvania Turnpike.
It should be noted that at this point, only two of the eight movements of the interchange have been
constructed. These movements include northbound Interstate 95 to eastbound Pennsylvania Turnpike
and westbound Pennsylvania Turnpike to southbound Interstate 95. However, the
Pennsylvania Turnpike Commission is continuing the final design process for Stage
II of the project. Stage II includes the remaining 6 movements and funding for
these movements is currently being sought. Stage III of the project includes the
construction of a new bridge over the Delaware River. No engineering work has
been completed to date on the bridge portion of the project. The estimated cost
of Stage II and Stage III is $850 million.

I-95/PENNSYLVANIA TURNPIKE INTERCHANGE ECONOMIC IMPACTS
The construction of the I-95/Pennsylvania Turnpike interchange will lower travel costs, increase regional
market attractiveness and job growth, and increase quality of life for Bristol Township residents. Lower
Bucks County and the Northeast Corridor economic region will benefit from the interchange from
decreased travel times, clearer route designation, and greater efficiencies in the overall transportation
network. Lower Bucks County and Bristol Township will become a more attractive market with direct
access to freight corridors that will result in lower travel times to the major markets of the Northeast,
Mid-Atlantic, South, and Midwest. Bristol Township residents will also benefit from the project, through
decreased truck traffic along Routes 413 and 13, as well as increased property values and better air
quality.
Construction Spending, Travel Costs, and Market Attractiveness
In 2000, the Pennsylvania Economy League and Economic Development Research Group developed a
report detailing the economic benefits of the Interstate 95/Pennsylvania Turnpike interchange. While the
report is somewhat dated and some conclusions will not realistically bear out (e.g., recent real estate
trends show little possibility of increased office development in the Lower Bucks County market), the
report does note three areas of impact that continue to be relevant:
Construction Spending—The report included the construction of all eight legs of the interchange,
expanded Pennsylvania Turnpike, and new Delaware River bridge crossing, which would result in:


Approximately $553 million of construction spending over a 15 year period, with an estimated $466
million being spent in Greater Philadelphia.



The construction spending would support over 800 jobs in the region during the peak year of
construction and an average of over 500 jobs annually during the 15-year construction period.



In Bucks County, the construction spending would support over 500 jobs in the peak year and an
average of 300 jobs during the construction period.



Based upon historic shares of county employment, one-third of the jobs in Bucks County are likely to
be located in Middletown, Bristol, and Bensalem Townships.
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Construction activity would stimulate nearly $630 million in total regional business sales and $340
million in total personal income in the region over the course of the project.

Travel Cost Savings—The project will reduce distances and amount of time spent on the region’s roads
and highways, which could support:


Based on a construction completion date of 2010, by 2025, there will be a daily saving of 166,600
“vehicle-miles of travel” and 10,068 “vehicle-hours of travel”. The reduced time spent on the region’s
roads and highways should also reduce the number of accidents.



The transportation user value of the mileage and time saving is estimated to rise from almost $6
million per year in 2010 to almost $39 million by 2025. Those savings are in the form of reductions in
the business costs of truck deliveries, the costs to businesses of “on-the-clock trips” by employees,
the business share of commuting costs, and household expenditures on gasoline, car repairs, and
accident costs.



These savings result in increased productivity for regional firms due to reduced business costs,
allowing them to improve their profitability, invest in their businesses, and increase employment.



Based on a construction completion date of 2010, by 2025, total Bucks County employment due to
the travel cost savings is expected to grow by 178 jobs; Burlington County will add 218 jobs; and
Philadelphia will add 315.

Market Attractiveness—This reflects changes in the shopper and customer markets which local businesses
can serve (or access) from surrounding areas, due to the improvements between east-west and northsouth routes. The greater market access can improve the economic productivity and scale of businesses
in the affected area, thus expanding the area’s capture of tourism (from new outside visitors). Some of
these effects redistribute activity within the region, while others are net growth for the region. The
connection of I-95 and the Pennsylvania Turnpike will improve the accessibility of the project area by
reducing travel time between markets and by reducing traffic growth and congestion on local roads.


Real estate market observers believe that the interchange will improve the image of Lower Bucks
County as an office market and accelerate the redevelopment of existing and vacant properties.
However, as noted Chapter 3, due to high vacancy rates in the Lower Bucks County region, substantial
office construction is not likely in the coming years.



The interchange will also provide tourism benefits to the region and the project area by eliminating
the incentive for travelers to completely bypass the Pennsylvania side of the Delaware River. The
increased visits to Bucks County and the region’s tourist attraction and hotels could support as many
as 230 additional jobs per year by 2025 (based on a construction completion date of 2010).



Finally, there are non-monetary quality of life impacts that arise because of the new interchange,
including personal travel time savings, property value changes, and health care and environmental
changes. Some homeowners may see decreases in property value due to their closeness to the
expanded highway, although many of these impacts are already present because of the existing
highways. Meanwhile, other local homeowners might see increased values due to improved access to
highways, noise reduction from warranted sound barriers, and increased demand for housing.
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Freight Movement
In 2016, the Pennsylvania Department of Transportation developed a multimodal statewide freight plan.
The Comprehensive Freight Movement Plan (CFMP) is intended to:


Identify strategies, policies, and locations to improve freight access, interconnectivity, and mobility
on Pennsylvania’s multimodal freight transportation system, with the goal of improving its
competitive position by attracting, retaining, and expanding industries and jobs; and



Help guide the state’s investment decisions regarding the infrastructure that supports freight
movements.



A key component of this plan was to identify the economic importance of maintaining an efficient
freight transportation system. The plan noted:



Pennsylvania exports totaled $41 billion in 2013, ranking 11th in the U.S.



Pennsylvania ranked 6th in the nation in both tonnage and value of commodities moved.



Goods traveling on Pennsylvania’s transportation system are projected to grow to 1.9 billion tons
valued at $3.7 trillion, by 2040.



Approximately 7.5 percent of the goods and materials produced, used, or exported by the entire
nation travel on Pennsylvania’s freight transportation system.



The majority (89.3 percent) of Pennsylvania export companies are small or medium-sized businesses
with fewer than 500 employees.



In 2011, trucks handled 76 percent of the tons moved in, out, internally, and through the state and 81
percent of the value. This is expected to grow to 80 percent and 85 percent, respectively, by 2040.

Interstate 95 and the Pennsylvania Turnpike are critical corridors in our nation’s transportation network.
A 3-hour drive19 from the interchange covers a 4-state market area that includes all of New Jersey, New
York City, Harrisburg, Scranton, Baltimore, Maryland, and the northeast portion of Washington, DC. This
region is home to over 37 million people, 13.8 million households, and almost 1.4 million employers.
Median household income is just over $67,000 and 37 percent of the population over 25 years of age have
either and bachelor’s or higher degree. New York State ranks as the third-largest economy20 in the U.S.,
followed by Pennsylvania (6th), New Jersey (8th), Maryland (15th), and Delaware (41st).
In 2010, the Delaware Valley Regional Planning Commission developed a Long-Range Vision for Freight21
that highlights policies, projects, and studies that are needed to improve freight operations and
infrastructure in the Delaware Valley. The five overarching visions are:


Vision 1: Recognize the Value of Freight



Vision 2: Practice “Freight as a Good Neighbor” Strategies



Vision 3: Be Environmentally Friendlier and More Sustainable



Vision 4: Enhance the Links between Freight-Related Transportation and Land Use



Vision 5: Make Operational Improvements

19

ESRI Business Analyst, 2017.
"Gross domestic product (GDP) by state (millions of current dollars)"(CFM) (Press release). Bureau of
Productivity Analytics. October 13, 2017. p.7. Retrieved March 24, 2018.
21
Delaware Valley Regional Planning Commision. DVRPC Long-Range Vision for Freight. April, 2010.
20
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The identified freight projects are grouped into three programs: freight highways and connectors, freight
rail, and distribution facilities (including ports, air cargo, and warehousing).
The plan adopts a corridor approach to addressing freight needs. The goal of the corridor approach is to
create facilities that move freight in an efficient, safe, and secure manner, while keeping freight out of
local communities as much as possible. Two multimodal freight corridors are identified:
North-South Corridor—The North-South Freight Corridor includes three major interstate highways (I-95, I295, and the New Jersey Turnpike), one Class I rail line (CSX), the Delaware River and 33 active port
facilities, and the Philadelphia International Airport. The corridor includes the region’s greatest
concentration of freight facilities, the South Philadelphia, Camden Freight Complex, which holds the
largest port facility, the largest intermodal rail facility, and a wide array of warehouses. The corridor is the
region’s main connection with the northeast megalopolis linking Philadelphia with the North Jersey, New
York and Boston markets to the north and the Wilmington, Baltimore and Washington, D.C., markets to
the south.
East-West Corridor—The East-West Freight Corridor includes two interstate highways (I-76, I276/Pennsylvania Turnpike), one Class I rail line (used by Norfolk Southern and Canadian Pacific), and it
intersects the North-South Corridor to also include the South Philadelphia, Camden Freight Complex. The
corridor connects Philadelphia with South Jersey, as well as central and western Pennsylvania and the
markets of Chicago and the Midwest.
The Pennsylvania Turnpike and Interstate 95 interchange is identified as a “New or Improved Interchange”
in the plan’s Freight Highway and Connector Program. The interchange provides and improved and direct
connection between the North-South interstate highway (I-95) and an East-West interstate highway (I276/Pennsylvania Turnpike). Interchanges are “vital to adding efficiency to the highway system” as the
“ability to get on and off, as well as to shift from one highway to another, is essential for all passenger and
freight movements.”

U.S. ROUTE 13 INTERCHANGE WITH INTERSTATE 95
With the completion of Stage I of the Pennsylvania Turnpike/Interstate 95
Interchange project, the interchange between the redesignated Interstate
95 and U.S. Route 13 is being reconfigured. This project includes the
reconstruction of the Delaware Valley Interchange Ramp A up to and
through a new at-grade signalized intersection with U.S. Route 13. The
existing interchange bridge over U.S. Route 13 will be demolished, as will
the current on-ramp from southbound U.S. Route 13.
The new off-ramp from the turnpike will consist of two left turn only lanes and one right turn
only lane. The on-ramp for the turnpike from U.S. Route 13 northbound will be a jughandle that
will line up with the newly created intersection. Southbound U.S. Route 13 vehicle attempting to
access the turnpike will do so via a right-turn only ramp. This project will improve safety by
moving the interchange further away from the U.S. Route 13/Green Lane intersection to provide
adequate spacing for vehicles attempting to access Interstate 95 from the Green Lane area.
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ROUTE 132 (STREET ROAD) AND INTERSTATE 95 INTERCHANGE
The Interstate 95/Street Road Interchange was constructed in the 1960s and has
an outdated design that requires immediate attention. As traffic volumes have
increased, the operational capabilities of the interchange have been
compromised. This interchange provides primary interstate and metropolitan
commuting access for Bensalem Township and lower
Bucks County. In the vicinity of the interchange,
residential neighborhoods, retail and community facilities
are located generally to the west of Interstate 95. Further,
there is a concentration of industrial complexes to the east of Interstate 95. The
interchange with Street Road (Route 132) not only provides mobility for
Bensalem, but also serves as a primary arterial traversing lower Bucks County. In
addition, this interchange provides a key connection to the waterfront areas of
the Delaware River.
The current design of the interchange is a “Tight Diamond” configuration that is squeezed between the
AMTRAK main line tracks to the east and U.S. Route 13 to the west. The bridge section of Street Road
between the ramp termini is inadequate to store peak period traffic resulting in gridlock on the bridge
and ramps. At times, the ramps to Street Road backup onto Interstate 95, creating hazardous situation on
the interstate. On Street Road, the “half clover leaf” interchange with U.S. Route 13 introduces traffic
weave conditions on the west side of the Interstate 95, while on the east side, the Dunks Ferry Road
intersection disrupts peak period traffic flows. All operations in the interchange area are heavily impacted
by high truck volumes. In summary, the severe capacity and operational problems at the ramp termini
intersections with Street Road create extensive peak period traffic backups that extend onto the main line
of Interstate 95, as well as create gridlock through the entire interchange area, including the bridge itself.
The problems with this interchange have long been recognized by the region. The most recent study of
the interchange was the Point of Access Study Preliminary Justification Report for the SR0095 and SR0132
Interchange Operations prepared for the Pennsylvania Department of Transportation and Federal
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Highway Administration by Boles, Smyth Associates, Inc. and Urban Engineers, Inc. in 2003. This study
documented the existing problems with the interchange and provided potential solutions to the
congestion and safety issues caused by the antiquated design of the interchange. Furthermore, this
project was included in PennDOT’s Decade of Investment list of critical transportation projects.
The Point of Access Study analyzed several potential modifications to the interchange to alleviate the
problems associated with the high traffic demands. All potential modifications included replacing or
widening the bridge over Interstate 95 with a structure capable of accommodating the additional travel
lanes needed to handle the traffic volumes of the area. These modifications also included improvements
to the various intersections and ramps associated with U.S. Route 13, Street Road and other intersections
within the interchange area.
Unfortunately, replacing the bridge over Interstate 95 and the associated improvements necessitated by
these upgrades, including widening of Interstate 95, will carry a rather large cost. Although no formal cost
estimation has been completed to date, these improvements will likely cost close to $100 million.
Obviously, this is a long term improvement based upon the scope and cost estimates. One potential short
term, fairly low cost improvement is the addition of a slip ramp from U.S. Route 13 on to the Interstate
95 south ramp from Route 132.

U.S. ROUTE 13 AND INTERSTATE 95 INTERCHANGE SLIP RAMP
Recurring congestion exists during peak hours along Route 132 in the interchange area with Interstate 95.
In close proximity to the Interstate 95 southbound ramp is the ramp from U.S. Route 13 which contains
vehicles attempting to merge onto Route 132 eastbound. Many of the vehicles on Route 132 eastbound
are attempting to access the Interstate 95 southbound ramp. One potential improvement to this
congestion would be to provide another option to access Interstate 95 southbound by creating a slip ramp
from U.S. Route 13 onto the Interstate 95 southbound ramp. This could be accomplished by adding a
fourth leg to the existing intersection of U.S. Route 13 and the Route 132 eastbound off-ramp and
constructing a short connection to the Interstate 95 southbound ramp. The estimated cost of this
improvement is $9.5 million and is not currently funded.
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FREIGHT
The DVRPC region hosts a wide array of freight facilities. There are seven interstate highways: I-76, I-276,
I-476, I-95, I-195, I-295, and the New Jersey Turnpike. These interstate highways are supported by a dense
network of arterial highways. There are also 11 National Highway System (NHS) connector roadways that
connect the major highways with intermodal freight facilities. The connector roadways must carry 100
trucks per day in each direction to be classified as NHS connectors and be eligible for NHS funding.
The region is serviced by three Class I rail carriers: CSX, Norfolk Southern, and Canadian Pacific. During the
sale of Conrail, Norfolk Southern and CSX created a smaller version of Conrail to serve as a switching and
terminal railroad in south Philadelphia and New Jersey. The region also hosts a number of short line
railroads that offer direct rail service to their customers.
The DVRPC region’s port activity is centered along the Delaware River and hosts 33 active port facilities in
six counties. The majority of the tonnage moving along the Delaware River is crude petroleum that is
destined for one of the major refineries in the region. In addition, the regional ports specialize in handling
niche cargo, such as steel, paper, and fresh produce.

DVRPC FREIGHT CENTERS
In 2012, DVRPC produced The Delaware Valley Freight Center Inventory. This study identified the region’s
largest concentrations of freight-related land uses as Freight Centers. DVRPC used three categories of
Freight Centers based primarily on size and employment. These categories included Mega Freight Centers,
Major Freight Centers and Intermediate Freight Centers. Region-wide, DVRPC identified 8 Mega Freight
Centers and described them as comprised of 1,500 or more acres, or more than 700 acres and having over
3,000 manufacturing jobs. Thirteen Major Freight Centers were identified and comprised of 700 to 1,499
acres, or 250-699 acres and over 3,000 manufacturing jobs. Twenty-three Intermediate Freight Centers
were identified and have 250 to 699 acres, or under 250 acres and over 3,000 manufacturing jobs.
In Lower Bucks County, DVRPC identified one Mega Freight Center, that being the Falls/Keystone
Industrial Port Complex in Falls Township and Tullytown Borough. It also identified two Major Freight
Centers, those being the Falls/Penn-Warner area and the Bensalem/Street Road area. Three Intermediate
Freight Centers were identified as Falls/Cabot Boulevard, Bristol/PA Turnpike Interchange 358 and West
Bristol/PA 413.

MEGA FREIGHT CENTER
Falls/Keystone Industrial Port Complex (KIPC)
The Falls/Keystone Industrial Port Complex (KIPC) is identified as a Mega Freight Center and has mostly
heavy manufacturing and utility land uses, along with some light manufacturing and transportation. The
Keystone Industrial Port Complex is located on the former site of a U.S. Steel plant. It is being developed
as a hub of manufacturing businesses to take advantage of the infrastructure that services the area. It also
contains two of the three port facilities located in lower Bucks County. One port is owned and operated
by Kinder Morgan and the other is owned and operated by Grows Waste Management. Also included in
this area is the New Ford Mill Industrial Park, which is a large industrial park with mostly smaller buildings.
The center is surrounded by the Delaware River on three sides, which provides a buffer from other nonindustrial land uses. To the north of the center is U.S. Route 1, a limited access highway that connects to
Interstate 95. Pennsylvania Avenue runs from U.S. Route 1 to the front gate of the Keystone Industrial
Port Complex and is an officially-designated National Highway System connector. Tyburn Road to U.S.
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Route 13 is also used by trucks to access U.S. Route 1. Kinder Morgan operates the rail line within this
center and Conrail switches the rail cars with Norfolk Southern in the Morrisville Rail Yard. From there,
the rail cars connect into the Morrisville Line and ultimately the Harrisburg Line. Additionally, just north
of this center is a 14-acre transload facility owned by Tyburn Railroad, LLC.

MAJOR FREIGHT CENTERS
Falls/Penn Warner
Falls/Penn Warner is a Major Freight Center located in Falls Township and contains two areas of light
manufacturing, and one distribution and one transportation facility. The Penn-Warner Industrial Park
contains both manufacturing and distribution facilities. The Morrisville Rail Yard serves Norfolk Southern
and operates as the switch point for SMS and Conrail serving this center and the Falls/KIPC Freight Center.
The Penn Warner Industrial Park has a combination of trees and transportation infrastructure that
provides a buffer for surrounding residential development. The Falls Industrial Park does not have much
of a buffer from surrounding uses. U.S. Route 1 is a limited access freeway running along the northern
edge of the center and connects into Interstate 95. Newbold Road runs through the center providing
access to U.S. Route 13 which connects to U.S. Route 1. Tyburn Road runs along the southern edge of the
center connecting to both U.S. Route 13 and U.S. Route 1. SMS Rail Lines owns and operates the PennWarner Branch serving businesses directly throughout the park. The Penn Warner Branch feeds into the
Norfolk Southern Morrisville Line which connects to the Norfolk Southern Harrisburg Line. The Amtrak
Northeast Corridor runs through this center, but handles primarily passenger rail traffic.
Bensalem/Street Road
Bensalem/Street Road is a Major Freight Center in Bensalem Township that contains a concentration of
transportation businesses in exclusively light manufacturing land use. The Expressway 95 Business Center
has a diverse mix of building sizes. Serving all these trucking interests is the Bensalem Travel Plaza, a truck
stop set up by Atkinson Freight Lines on their facility. This is the only center in the region to have an active
truck parking facility physically within the center limits.
The center is well-buffered from the majority of Bensalem by the wide corridor formed by Interstate 95
and the Northeast Corridor. There is a small community in the middle of the center that is not buffered.
Interstate 95 runs adjacent to the north edge of the center. State Road runs along the center connecting
all the businesses. Street Road (PA Route 132) connects State Road into Interstate 95.The Northeast
Corridor provides rail access and runs along the center and some businesses have rail sidings.

INTERMEDIATE FREIGHT CENTERS
West Bristol/PA 413
The West Bristol/PA 413 is an Intermediate Freight Center located in Bristol Borough and Bristol Township
and has two specific areas, one exclusively light manufacturing and one primarily heavy manufacturing
that also includes a utility facility. The southern area of the center is well-buffered by Amtrak’s Northeast
Corridor and U.S. Route 13. The Northern part of the center is well-buffered in all areas except the
northwest quadrant, which has little to no buffer other than the local road. Interstate 95 runs through the
center. PA 413 provides access to Interstate 95 and Ford Road connects PA Route 413 to the industrial
parks in the northern section. The heavy manufacturing facilities in the southern section are almost all rail
served by Conrail along Amtrak’s Northeast Corridor. No areas of the industrial parks are served by rail.
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Bristol/Pennsylvania Turnpike Interchange 358
The Bristol/Pennsylvania Turnpike Interchange 358 is an Intermediate Freight Center located in Bristol
Township and has exclusively light manufacturing land use. The northern section has an industrial park,
the Bristol Commerce Center, with a series of large-scale buildings to the west and a series of small-scale
buildings to the east. Much of the center borders residential land-use without much buffer. The best
buffer exists along the northwestern edge where a wide swath of open space and a creek exist. Interstate
276 (Pennsylvania Turnpike) runs through the center with Interchange #358 directly adjacent. Green Lane
runs through the center connecting into Interstate 276. Runway Road provides local access to the Bristol
Commerce Center. The Northeast Corridor is adjacent to the center. The Bristol Industrial Terminal
Railway, owned and operated by East Penn Railroad LLC, provides local access in the Commerce Center.
East Penn switches with CSX and Norfolk Southern (via Conrail) along the Northeast Corridor which
connects into the North American rail network. This center also contains a port facility, which is owned
and operated by Riverside Construction Materials Inc.
Falls/Cabot Boulevard
The Falls/Cabot Boulevard area is an Intermediate Freight Center located in Falls and Middletown
townships and has mostly light manufacturing land use and a transportation facility. The heart of this
center is the Norfolk Southern Morrisville Intermodal Yard. This facility handles intermodal trains,
containers, and trailers. Trucks pick up goods for local delivery and drop off goods for outbound
shipments. The light manufacturing areas are branded under the name Bucks County Business Park and
have a wide array of businesses. This center is buffered by U.S. Route 1 and the Morrisville Rail Line. U.S.
Route 1 is a limited access highway running along the northern edge of the center and connects into
Interstate 95. Oxford Valley Road provides access to U.S. Route 1 and Cabot Boulevard provides the local
access to the Bucks County Business Park and the Norfolk Southern Intermodal Yard. These roadways are
a designated NHS Connector. The Morrisville Line is a Class I main line owned and operated by Norfolk
Southern and serves the intermodal facility in the center, but does not directly serve any of the businesses
in the Bucks County Business Park.

TRANSIT SERVICE
PUBLIC TRANSIT
The Southeastern Pennsylvania Transportation Authority
(SEPTA) provides public transportation service linking
Philadelphia and the surrounding counties with an integrated
network of about 200 bus and rail transit routes. SEPTA's
Regional Rail Division also operates commuter rail routes to
stations in New Jersey and Delaware. SEPTA’s extensive
network of buses, trolleys, and rapid transit trains in Center City
Philadelphia, in addition to Regional Rail, links to downtown
employment centers and hubs including University City in West
Philadelphia and the Philadelphia International Airport.
A recent report22 from SEPTA, estimates the economic impact
of the public transit services it provides. In Bucks County alone,
the report estimates that operations and capital investments SEPTA provides a $228 million yearly
economic impact, 1,650 jobs, and $95 million in earnings.
22

SEPTA Drives the Economy of Pennsylvania: SEPTA 2018 Economic Impact Report.
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REGIONAL RAIL
The rail service in the study area is SEPTA’s Trenton Regional Rail Line. The
Trenton Regional Rail Line connects Center City, Philadelphia with the Trenton,
New Jersey. The Trenton Line utilizes Amtrak’s Northeast Corridor and runs from
30th Street Station in Philadelphia, through lower Bucks County before
terminating at the Trenton Transit Center. The line parallels U.S. Route 13
through most of lower Bucks County. The line is coordinated with New Jersey
Transit’s Northeast Corridor Service, which makes it an attractive option for
travelers from Philadelphia to New York.
The Trenton Regional Rail Line provides rail service from central Philadelphia
through the townships of Bensalem, Bristol and Falls, as well as the boroughs of
Bristol, Tullytown and Morrisville. The line ends at the Trenton Transit Center in
Trenton, New Jersey. Stations located in the County along this line include
Cornwells Heights, Eddington, Croydon, Bristol and Levittown. In 2015, 13,350
trips were taken per weekday and 9,119 trips were taken on Saturday and
Sunday. The study area has three regional rail stations that provide service to the Trenton Regional Rail
Line. These include Croydon Station, Bristol Station and Levittown Station. Ridership for these three
stations in 2015 was 2,979 trips per weekday and 1,007 trips on Saturday and Sunday.
Croydon Station is the third stop along the Trenton Regional Rail Line in Bucks
County from Center City, Philadelphia. It is located at Cedar Avenue and U.S.
Route 13 (Bristol Pike) in Bristol Township. The station building was rebuilt by
SEPTA in 2011. Improvements to station included new passenger shelters, high
level platforms, additional parking, a new lighting system and new storm water
management. The intersection of Cedar Avenue and Bristol Pike was also
improved as part of the station rehabilitation.
Croydon Station is located along U.S Route 13 in Bristol Township. The station
facilities are well-maintained and aesthetically pleasing. Overall, the station is
very appealing to riders. This station is a combination of drive-up riders and walk
up riders. The Croydon setting provides a great opportunity for walk-up use of the station. In addition, the
provision of an abundance of parking is appealing to drive-up users as well.

Croydon Station Profile
Address: 105 Cedar Avenue, Croydon, PA 19021
Parking: 197 Spaces, 54% filled to capacity
ADA Spaces: 5 spaces
AM Peak-hour time to Suburban Station: 36 to 42 minutes
AM Peak-hour headway: 19 to 25 minutes
PM Peak-hour time from Suburban Station: 37 to 45 minutes
PM Peak-hour headway: 22 to 31 minutes
Fare Zone: 3
Ticket Office: No
Connecting Service: Bus Route 128
Daily Boards (2015): 499
Daily Leavings (2015): 583
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Transportation and Community Development Initiative
Bristol Station is located at Beaver Street and Prospect Street in Bristol Borough
along the Trenton Regional Rail Line. Bristol Borough was first incorporated in
1720, which makes it one of the oldest boroughs in the state of Pennsylvania.
The borough also served as the County Seat until 1725. The introduction of the
rail line to the borough in 1834 secured the borough’s fate as a major
destination for industry in the 19th and early 20th centuries. Bristol’s proximity
to the Delaware River and a major shipping route in the form of the Delaware
Canal had made it an attractive place for businesses. The borough has a history
of attracting a diverse population of residents.
The station facilities are well-maintained and aesthetically pleasing. Overall, the
station is appealing to riders. This station is unlike most “borough” stations, in that, there is an ample
supply of parking with nearly 300 spaces available. The station is also pedestrian friendly in that sidewalks
connect the station to fairly dense residential development to the north and south of the station.

Bristol Station Profile
Address: 763 Beaver Street, Bristol, PA 19007
Parking: 294 Spaces, 49% filled to capacity
ADA Spaces: 8 Spaces
AM Peak-hour time to Suburban Station: 41 to 46 minutes
AM Peak-hour headway: 19 to 26 minutes
PM Peak-hour time from Suburban Station: 37 to 45 minutes
PM Peak-hour headway: 22 to 43 minutes
Fare Zone: 4
Ticket Office: None
Connecting Service: Bus Route 129, Bristol rushbus
Daily Boards (2015): 304
Daily Leavings (2015): 382
Levittown Station is the last stop in Pennsylvania along the Trenton Regional
Rail Line. It is located at Bristol Pike and Levittown Parkway in Tullytown
Borough. The current station was built by the Pennsylvania Railroad in the
1950’s. SEPTA is in the process of constructing a new station layout. Proposed
improvements include a new station building, high level platforms, a new
intersection with Fallsington Avenue, reconstruction of the parking areas and a
safe, convenient pedestrian bridge connecting the inbound and outbound
platforms with an elevator and stair access. In addition to the parking lot
reconstruction, there will be drainage work, utility relocations and assorted
demolition.
Levittown Station is located in Tullytown Borough along U.S. Route 13 near the Levittown Shopping
Center. The station facilities are currently under reconstruction. Opened in 1953 to provide commuter rail
service to Trenton and Philadelphia for the then-new Levittown development, Levittown Station is clearly
intended to be accessed by automobile. While portions of adjacent Tullytown Borough and nearby
commerce centers are within walking distance of the station, it remains almost exclusively a park-and ride
facility. Amtrak provided service to the station in the past, but no longer stops here.
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Levittown Station Profile
Address: 801 Oxford Avenue, Tullytown, PA 19007
Parking: 382 Spaces, 100% filled to capacity
ADA Spaces: 4 spaces
AM Peak-hour time to Suburban Station: 45 to 50 minutes
AM Peak-hour headway: 19 to 26 minutes
PM Peak-hour time from Suburban Station: 45 to 53 minutes
PM Peak-hour headway: 22 to 43 minutes
Fare Zone: 4
Ticket Office: Yes
Connecting Service: Bus Routes 127 & 128
Daily Boards (2015): 567
Daily Leavings (2015): 644

BUS ROUTES
The study area is served by four SEPTA Bus Routes and the Bristol rushbus. The
SEPTA Bus Route 127 provides public transit service between the Oxford Valley
Mall and the Trenton Transit Center. It serves mainly Middletown and Falls
townships and provides service to and from the Levittown Train Station. It
provides connecting service with bus routes 14, 128 and 129 at the Oxford Valley
Mall.
The SEPTA Bus Route 128 provides public transit service between the Neshaminy Mall and the Oxford
Valley Mall. It serves Bensalem, Bristol, Middletown and Falls townships and provides service to and from
the Croydon Train Station. It also provides connecting service with the Bristol rushbus in Bristol Borough.
It provides connecting service with bus routes 14, 58 and 130 at the Neshaminy Mall and bus routes 14,
127 and 129 at the Oxford Valley Mall.
The SEPTA Bus Route 129 provides public transit service between Frankford Avenue in Philadelphia and
the Oxford Valley Mall. It serves Bensalem, Bristol, Middletown and Falls townships and Langhorne
Borough and provides service to and from the Bristol Train Station. It provides connecting service with
bus routes 20, 50, 67, 84 and 130 at the Philadelphia Mills and bus routes 14, 127 and 128 at the Oxford
Valley Mall.
The SEPTA Bus Route 304 provides public transit service between Frankford Avenue in Philadelphia and
Bristol Station. It serves Bensalem and Bristol townships and provides service to and from the Cornwells
Heights and Bristol train stations. It provides connecting service with bus routes 66 and 129 at the Morrell
Park.
The Bristol rushbus provides morning and evening peak-hour service between the SEPTA Trenton regional
rail line at Bristol Station and employers in Bristol Borough. Some sites served by the Bristol rushbus
include Dow Chemical, Acme Uniform Company, Lenox and the Wilson Avenue Industrial Park.

PEDESTRIANS AND BICYCLISTS
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Studies have shown that communities that promote walking and other forms of non-motorized travel can
derive substantial environmental, health and social benefits. Safe, convenient and comfortable sidewalks
and trails provide opportunities for exercise, help people meet and socialize, as well as provide mobility
options to children and those who cannot drive.
Bristol Township has been fortunate in that several large-scale highway projects have been constructed
in recent years that included the addition of sidewalks and other pedestrian amenities. As redevelopment
occurs, sidewalks, crosswalks and trails should be included in these plans to provide connectivity that
involves non-motorized means.

BICYCLING
For many, bicycling is a form of recreation. For others, it is a means of
commuting to work. Biking is a modest type of exercise that most people
are capable of performing. A bike-friendly town is typically associated with
a high quality of life and a sense of community. In many communities,
bicycle systems are important and much appreciated facilities.
Furthermore, bicycling improves the quality of community life by increasing
the social connections that take place when residents are active and spend
time outdoors in their community.
Bucks County adopted the Bucks County Bicycle Master Plan, 2012. The
purpose of the Plan is to inventory existing conditions, advance
opportunities for the improvement and expansion of a broader network of
multimodal routes serving existing residential and business areas of the
County, enhance the outreach and education of bicycle safety, and leverage the existing recreational
resources in the communities at large.
This document is a master plan for an interconnected network of bicycle facilities for Bucks County and
the region. It is a valuable resource for municipalities in planning and implementing bicycle facilities across
the county. It identifies priority roadways for bike lanes and shared-use paths.
According to the plan, the study area contains two on-road connections including State Bicycle Route E
which runs along Bristol Pike, Route 413 and Trenton. The other on-road connection follows Woodbourne
Road, Oxford Valley Road and Levittown Parkway. The study also identifies several off-road trails including
the Neshaminy Greenway Trail, Delaware and Lehigh National Heritage Corridor and the East Coast
Greenway with the study area.

EAST COAST GREENWAY
The East Coast Greenway is a 3,000-mile biking and walking route linking the major cities
of the Atlantic coast of the United States, from Maine to Florida. The spine route and
branching connecting routes are designed for pedestrians and bicyclists for everything
from local commutes to long-distance trips. A principal goal of the East Coast Greenway
is to provide an arterial route for local, regional and interstate recreation, tourism and
commuting.
Locally, the trail will provide rural, suburban and urban communities with a place for
recreation and entice visitors into their communities, spurring revitalization and
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enhanced community livability through the routing of the greenway off of public roads to the greatest
extent possible, to best serve its intended users: bicyclists, pedestrians and wheelchair users.
The Pennsylvania portion of the East Coast Greenway has been divided into six major trail segments,
beginning in Morrisville, on the Delaware River Bridge across from Trenton, NJ, then continuing through
the Philadelphia Metropolitan area, and finally ending at the Delaware state border. From Trenton, NJ,
the East Coast Greenway enters Pennsylvania in Bucks County and runs through Morrisville Borough,
Tullytown Borough, Falls Township, Bristol Borough, Bristol Township, and Bensalem Township.
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Chapter 6.
Township Sewage Capacity and Service
Bristol Township owns and operates the existing 3.0 million gallon per day (MGD) Croydon Wastewater
Treatment Plant (WWTP) located at 1800 River Road in the Croydon section of Bristol Township. The
original WWTP was constructed in 1963 and was rated at 1.8 MGD. Expansions to the WWTP occurred in
1969 and 2001 increasing the hydraulic capacity to 2.25 MGD and 3.0 MGD, respectively. The WWTP is a
traditional trickling filter type facility that consists of grit removal, two (2) primary clarifiers, two (2)
primary trickling filters, two (2) final clarifiers, two (2) secondary trickling filters, a primary digester, a
secondary digester, and chlorine contact tanks. The WWTP continues to discharge to the Delaware River
in Water Quality Zone 2.
The WWTP was deemed hydraulically overloaded by the Pennsylvania Department of Environmental
Protection (PADEP) based on their review of the 2006 Annual Wasteload Management Report. On
September 27, 2010, the United States Environmental Protection Agency (EPA) and PADEP issued a
Consent Decree to Bristol Township to address the overload condition at the WWTP. The Consent Decree
went into effect in January 2011.
From early 2011 through mid-2014, the Township completed numerous Decree requirements prior to
completing the Evaluation of Treatment Alternatives (ETA) submitted at the end of July 2014. During this
period, the Township upgraded the collections system, as well as pumps and other elements of the
Croydon WWTP. The Township also upgraded operations, including staffing, the IPP, and electronic
systems such as the Maintenance Management System and Supervisory Control and Data Acquisition
(SCADA) control system.
The ETA was submitted in early 2015, and remains pending before the EPA and PADEP. The ETA proposes
the WWTP be expanded to a hydraulic capacity of 4.15 MGD. The Township’s proposed Act 537 Plan is
consistent with the ETA, and was prepared by Pennoni Associates, Inc. in November 2015, last revised
February 2017, and the township is awaiting approval from the PADEP.
In August 2015, Bristol Township began work on the design of the sewage facilities specified in the ETA
and the Act 537 Plan. Staff anticipate that submission of a Part II Permit Application will occur shortly after
Act 537 Plan approval is granted by PADEP. The anticipated cost of the expansion is $7.2M.
The Decree will remain in place until the Township constructs and operates the expanded Croydon WWTP.
The existence of the Consent Decree remains a limiting factor in realizing both new and redevelopment
projects in the township. This likely a barrier to entry for prospective developers due to the uncertainty
of the Decree’s resolution timeline.
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Part II.
Planning for Economic Revitalization
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Chapter 7.
Previous Plans and Studies
An analysis of the planning documents relevant to the study area was undertaken to ensure that, where
applicable, this plan would fit with the existing policies and regulations and determine which policies and
regulations may inhibit development and revitalization of the area. A brief description of each document
and the major recommendations that would affect the study area have been included below.

BRISTOL TOWNSHIP COMPREHENSIVE PLAN (2008)
The Bristol Township Comprehensive Plan was last updated in 2008 and since then has been used to shape
the Township’s land use policies and regulations. The plan addresses community planning issues such as
housing, parks and open space, water supply and wastewater disposal, historical and cultural resources,
natural resources, nonresidential development and economic activity, and transportation and circulation.
The comprehensive plan also placed special emphasis on several Special Study Areas that fall within the
study area of this plan. These Special Study Areas include the Pennsylvania Turnpike/Interstate 95
Interchange, Waterfront Area—North and South, Croydon, Route 13 Corridor—East and West,
3M/Airport Road, Town Center Overlay District, and the Northern Gateway. The land use policies for these
areas include:

PENNSYLVANIA TURNPIKE/INTERSTATE 95 INTERCHANGE


Ensure that the township’s land use regulations are consistent with current and future trends in the
office, retail, hospitality, and industrial sectors to facilitate development associated with the
Pennsylvania Turnpike/Interstate 95 Interchange.



Provide opportunities for cooperative marketing of local businesses to support economic growth.

WATERFRONT AREA—NORTH AND SOUTH


Use the Bucks County Waterfront Revitalization Plan as the guiding document for future land use and
development of Bristol’s waterfront.



Implement a mixed-use overlay zoning district for the Rohm and Haas property.



Prepare a study that evaluates the alternatives for the Minot Avenue neighborhood. The study should
include a cost-benefit analysis to support any recommendations.

CROYDON


Amend the township’s land use regulations to implement recommendations of the Croydon TRID
study.



Implement recommendations from the Bucks County Waterfront Revitalization Plan related to
address streets, riverfront corridors, and municipal gateways.

ROUTE 13 CORRIDOR—EAST AND WEST


Use the U.S. Route 13 Revitalization Plan as the guiding document for future land use and
development in the corridor.
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Continue to work with PennDOT to implement recommendations of the U.S. Route 13 Revitalization
Plan.



Promote redevelopment in the vicinity of the Route 13/Pennsylvania Turnpike Interchange with
mixed-use development consisting of offices, hotels, entertainment facilities, and restaurants.



Consider the provision of local ordinances and regulations that can foster a high-quality, unified
master plan of this area.



Acquire underutilized parcels for open space expansion along the Delaware Canal State Park.



Establish a gateway feature along the Bensalem Township border to include appropriate signage,
landscaping, and lighting.

3M/AIRPORT ROAD


Continue to monitor the area for land use changes and to identify potential land use conflicts.



Encourage employers within the 3M Industrial Park to hire and train residents of the Residential
Opportunity Neighborhoods.

TOWN CENTER OVERLAY DISTRICT


Review existing overlay district regulations and design standards to determine if changes are
warranted that may provide additional flexibility to developers.



Consider expanding the design guidelines to provide more detailed descriptions and illustrations.



Work with the Bucks County Redevelopment Authority to target underutilized lands in the study area
for redevelopment.

NORTHERN GATEWAY


Establish a gateway feature along the Middletown Township border to include appropriate
signage, landscaping and lighting.



Consider implementing an overlay district similar to and complimentary to the Town Center District.



Appropriate building scale, setback, and façade treatment regulations should be prepared to enhance
the architectural unity of the study area.

U.S. ROUTE 13 (BRISTOL PIKE) REVITALIZATION PLAN
The U.S. Route 13 Revitalization Plan (2004) is intended to develop a diverse, comprehensive program
that serves as a model for enhancing community character, increasing transportation investment, and
improving safety along the corridor.
The Revitalization Plan contains various recommendations for the east segment of the corridor. There are
several recommendations that suggest township officials explore potential development opportunities.
For instance, promoting the redevelopment in the vicinity of the Route 13/Pennsylvania Turnpike
Interchange including the Green Lane Redevelopment Area and areas north of the turnpike. Currently,
the land uses in this area are predominately industrial with some vacant parcels. The Revitalization Plan
suggests the construction of a unified, mixed-use development consisting of offices, hotels, entertainment
facilities, and restaurants.
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Another development opportunity area is on the northwestern side of Route 13 in the vicinity of
Silvi/Edgely avenues. The area is currently a mix of underutilized commercial and vacant parcels. The
Revitalization Plan recommends the construction of garden apartments in this area. The Revitalization
Plan recommends the purchase of underutilized parcels for open space expansion along the Delaware
Canal State Park.
The western segment of the Route 13 corridor lies between Bensalem Township and Bristol Borough and
consists of a mix of commercial, industrial, and residential uses. Some of the highlighted
recommendations for the western corridor include exploring the potential redevelopment of the aging
shopping center near the Croydon post office located south of Route 13 between the Amtrak/SEPTA rail
line.
Corridor improvements for the western segment include installing quality fencing along cemetery and rail
line), new entrance signage for residential neighborhoods, pedestrian-oriented lights, street trees, wider
sidewalks, on-street parking, and improved building facades.
Similar to other designated gateways into the township, the Route 13 western gateway along the
Bensalem Township border should include appropriate signage, landscaping, and lighting welcoming
visitors arriving into Bristol Township.
The implementation of the Revitalization Plan is intended to produce a series of strategies that improves
mobility, pedestrian safety, and general aesthetics of the area, in turn, attracting the type of investment
and redevelopment that will lead to more residential, employment, and retail opportunities.

BUCKS COUNTY WATERFRONT REVITALIZATION PLAN
The Bucks County Waterfront Revitalization Plan (2005) is intended to provide a vision for the entire lower
Bucks County Delaware River waterfront. The plan envisions “opportunity areas” for each municipality
that show detailed concept plans for key areas in the study area. The two areas within Bristol Township
are the Waterfront South—Rohm and Haas Property and Waterfront North.

WATERFRONT SOUTH—ROHM AND HAAS PROPERTY
The former Rohm and Haas property plays a significant part in the Bucks County Waterfront Revitalization
Plan. The Bristol Township Opportunity Area (Rohm and Haas Property) of the Bucks County Waterfront
Revitalization Plan envisions the comprehensive redevelopment of the property that would create a large
amount of high-quality space for office, flex, commercial, and residential development, taking advantage
of this superior riverfront location. Mixed use areas along the Delaware River and in the center of the site
would include commercial/office, flex, and residential development.
The Waterfront Revitalization Plan also envisions a significant gateway feature that would create an
attractive entrance into Bristol Township from the Burlington–Bristol Bridge. The areas around Otter
Creek and Hog Run would be restored to a more natural condition, with substantial areas of wetlands
reservation. Public open space will be provided along the river’s edge, and a riverwalk would run along
the river, connecting the site to Bristol Borough and points south. The plan also recommends the township
acquire key open space parcels that will be important in defining the edges of individual projects and
enhancing the overall development of the area.
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Figure 5. Design Concepts for Waterfront South Area

Source: Bucks County Waterfront Revitalization Plan (2005)

WATERFRONT NORTH
A second opportunity area, the Bristol Borough and Township Opportunity Area, is identified at the
eastern border of Bristol Borough between U.S. 13 and the Amtrak rail line. Commercial development
would occur along U.S. 13 while the remainder of the site would be dedicated to flex and warehouse uses.
The plan suggests that the Delaware Canal, locks and bump bridges be restored to make the canal
navigable. The Bucks County Waterfront Revitalization Plan also devises specific recommendations to
improve the study area and make it more attractive to residents, businesses, and visitors. Six themes
organize these recommendations and serve as goals for the plan:


Enliven the river’s edge by improving waterfront access



Incorporate design with development to improve the attractiveness of the area and foster its
renaissance.



Enhance the economy by fostering redevelopment of underutilized lands and buildings.



Expand mobility and accessibility to and within the study area.



Foster environmental sustainability of the Delaware River and its tributaries.



Reinforce sense of place and identity.

Under each theme a set of recommendations is identified to guide future development and preservation
efforts. For example, the second theme listed above focuses on the importance of design in bringing
people and investment to the waterfront. One of the plan’s primary design recommendations is to extend
a community’s street grid all the way down to the river. Extending the street grid will help maintain a
visual and physical connection between communities and the river. Another recommendation is to
establish “address streets,” streets that are primary travel routes to or within a community. Streets such
as State Road and River Road should be provided with design guidelines to foster a pedestrian-friendly
environment with buildings and infrastructure designed at a human scale.

CROYDON TRANSIT REVITALIZATION INVESTMENT DISTRICT STUDY
In order to entice redevelopment around the Croydon Rail train station and within Croydon, a Transit
Revitalization Investment District (TRID) study was initiated in early 2007 and completed in 2010. The
Transit Revitalization Investment District Act (Pennsylvania Act 238 of 2004) empowers municipalities,
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counties, and public transportation agencies to work cooperatively to establish TRIDs. TRIDs promote
community revitalization by establishing value capture areas as a means to reserve designated tax
revenues for public transportation capital improvements. They also promote the creation of private–
public partnerships designed to encourage redevelopment in and around the public transportation
facilities. This study was funded and coordinated through various agencies including Bucks County, Bristol
Township, SEPTA, DVRPC, Pennsylvania Department of Community & Economic Development and the
Redevelopment Authority of Bucks County.
TRIDs also serve the basis for planning studies, comprehensive plan and zoning amendments that enable
the establishment of transit-oriented development (TOD). A TOD is a residential or commercial area
designed to maximize access to public transport, and often incorporates features to encourage transit
ridership. A TOD should consist of moderate- to high-density housing along with complementary public
uses including, but not necessarily limited to, jobs, retail, services, and professional office space, all
concentrated in a mixed use development located along the regional rail system. A typical TOD has the
transit facility at its central core with accompanying residential, commercial, and employment uses within
walking distance, which is typically within 2,000 feet.
A TRID boundary was established by employing an initial maximum ½ mile and a minimum 1/8 mile radius
from the Croydon station. Next, the land use patterns and areas thought to be most affected during the
next 20-year period within the ½ mile radius were studied. Areas outside of the ½ mile radius were added
including the industrial land use parcel to the east along Route 13 and the site of a former manufactured
home park located to the south of the ½ mile radius. This boundary was then agreed upon by the
stakeholders for the proposed TRID and subsequent TOD.
This Croydon TRID Planning Study determined the opportunity for TOD and provided an understanding of
how a TOD will benefit the community by establishing anticipated future land uses that could occur over
time and which would be the subject of a TOD Ordinance to be developed, subsequently, as a next step
to this process.
The study also established as proposed proforma for development and improvements within the TRID.
Development and improvements were divided into three priority levels based on an understanding of
existing land use, probability of implementation, and value to the TRID. The proposed development
proforma segments are as follows:

PRIORITY PROJECTS 1 (0-2 YEARS COMPLETION TIMEFRAME)
Croydon Train Station improvements
 Phase I streetscape improvements (Walnut to Newportville)


Façade improvements to local businesses



Visual and sound mitigation of Amtrak/SEPTA tracks within TRID boundary



Infrastructure improvements
o

Stormwater infrastructure and drainage improvements

o

Pedestrian lighting

o

Pedestrian accessiblitiy, ADA compliance
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Township Action Items
 Revise existing or add zoning ordinances in support of TRID development, consistent with the
Comprehensive Plan.


Establish TRID administering body such as Economic Development Corporation or “Main Street
Manager” position to spearhead TRID initiatives and oversee the administration of the TRID
agreement

PRIORITY PROJECTS 2 (2-5 YEARS COMPLETION TIMEFRAME)


Development of high quality, high density residential units within TRID boundary (+/- 200)



Development of high quality, commercial office space within TRID boundary (5-10K SF)



Retail redevelopment of existing building stock



New retail development (e.g. redevelop used car lot) including food store



Visual and sound mitigation of Amtrak/SEPTA tracks within TRID boundary (ongoing)



Infrastructure improvements (ongoing)
o

Stormwater infrastructure and drainage improvements

o

Pedestrian lighting

o

Pedestrian accessibility, connections to train station and retail areas

o

Community/business shared parking facilities

Township/TRID Administration Action Items
 Evaluate TRID agreement for consistency with objectives to ensure successful completion of priority
projects


Evaluate Value Capture Analysis for potential changes based on projects completed to date

PRIORITY PROJECTS 3 (5-20 YEARS COMPLETION TIMEFRAME)


Development of high quality, high density residential units within TRID boundary (+/- 800)



Development of high quality, commercial office space within TRID boundary (20K SF)



New retail development based on updated Economic GAP analysis



Visual and sound mitigation of Amtrak/SEPTA tracks within TRID boundary (ongoing)



Infrastructure improvements (ongoing)
o

Pedestrian accessibility, connections to train station and retail areas

o

Community/business shared parking facilities

o

Open space development

Township/TRID Administration Action Items
 Evaluate TRID agreement for consistency with objectives to ensure successful completion of priority
projects
 Evaluate Value Capture Analysis for potential changes based on projects completed to date

76

Transportation and Community Development Initiative

Chapter 8.
A Vision for Economic Development
Community visioning is the process of developing consensus on the future of a community. A vision
statement captures what a community would like their future to look like. It also creates a forward-looking
strategic framework that gives municipal officials, community members, and stakeholders a
comprehensive long-term perspective on what is necessary to make rational, strategic, and incremental
decisions on community issues as they arise.
The Bristol Township Comprehensive Plan (2008) contains the overall goal of providing strategies to create
and maintain the physical, economic, and social environment of the township so that it not only becomes,
but remains, a superior community in which to reside, be employed, and, in which a diversified quality of
life is available to everyone. The following statement builds upon the township’s previous planning
policies in the comprehensive plan and June 8th, 2017, Stakeholder Roundtable to further define the
economic development vision for the future of Bristol Township and Lower Bucks County.

ECONOMIC DEVELOPMENT VISION
Bristol Township boasts a great location between New York City and Philadelphia and
strong intermodal connections to nearby highways, rail, and ports. The I-95/Pennsylvania
Turnpike connection has lowered costs and created broad efficiencies in both the local and
region’s transportation network that have generated far-reaching economic benefits. The
township’s industrial and retail base is reinvigorated, and stable, family-sustaining jobs
opportunities abound. Its skilled and educated workforce, local assets, nearby attractions,
and access to quality health care provide strong incentives for attracting, retaining, and
expanding target businesses and industries. Vacant and underutilized areas are
revitalized, providing new revenues, and well-planned, quality development enhances the
township’s character and sense of place. As a result of the ongoing efforts by the business
community, business agencies, planning officials, and stakeholders, Bristol Township and
Lower Bucks County continue to assert their role as a competitive regional economic
center.

77

Bristol Township

78

Transportation and Community Development Initiative

Chapter 9.
Planning for Opportunity Areas
Chapter 4. Land Use and Zoning Characteristics details 11 vacant and underutilized sites that have some
potential for adaptive re-use, infill development, or redevelopment.
This chapter identifies potential zoning and improvements for these sites. Several sites were singled out
for their potential for substantial economic and land use improvement. Selected sites include a concept
plan showing a possible land use scenario that carries out the economic vision of this plan.

OPPORTUNITY AREAS
JRZ LLC
The redevelopment of this site is limited due to the natural resources present on the site, although it is
located in the Bucks County Enterprise Zone (see pg. 110 for program details). Expansion of the existing
use may not be feasible due to regulatory restrictions.

BUCKS COUNTY OFFICE CENTER
The Bucks County Office Center contains the former Delhaas high school and has been renovated into
offices. The office center appears active but the building is showing its age. The office center is located in
the Bucks County Enterprise Zone. A 1-acre pad site adjacent to an existing restaurant appears available
for development. A vacant 3-acre site is located in front of (and owned by) the Bucks County Community
College. A new 2-story Bucks County Center for Economic & Workforce Development building is planned
for the site. The recommendations for this opportunity area include:


Redevelop the site with a multistory building to better serve the needs of Bucks County residents.



Reconfigure parking and circulation pattern.



Coordinate with Bucks County Community College on the future of the office center.



Provide pedestrian and vehicular connection with future redevelopment of FDR Middle School site.
(See FDR Middle School Concept Plan.)

ROUTE 413 GATEWAY
While many businesses in this area appear to be doing well, there are some parcels that are underutilized.
These include parcels used as vehicle and equipment storage lots and vacant woodlands near the west
portion of the Route 413 Gateway area. Areas along Route 413 are located in the Bucks County Enterprise
Zone. Recommendations for this area include:


Establish the area as a gateway to the Township with signage, landscaping, and lighting.



Consider overlay zoning similar to Town Center Overlay to the south to create requirements for
building scale, setback, and façade treatment.



Match streetscape improvements to those made to the south along Route 413.



Nonresidential area to the west of Durham Road may be more suitable for redevelopment as
redevelopment takes place in Route 413 North area
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EDGELY INDUSTRIAL PARK
Edgely Industrial Park is part of one of the two identified freight centers within the township. These freight
centers function to serve small manufacturing and distribution facilities. The park is situated next to two
larger and successful industrial parks, Bristol Industrial Park and the Bristol Commerce Park. The site is
located in the Bucks County Enterprise Zone.
The park has several challenges due its age and inadequate infrastructure. First, a lack of adequate
stormwater management contributes to localized flooding during heavy precipitation events. Second, a
poorly defined and maintained street network gives the appearance of disinvestment and poor prospects
for the economic future of the park. Both of these issues should be addressed through further analysis
and study. The park also exhibits a lack of property maintenance, which contributes to a negative view of
the park. In order to enhance the prospects for redevelopment the township should evaluate the code
enforcement efforts and compel property maintenance, where required.
There is an opportunity to redevelop and enhance the park to make it more desirable and prosper as an
incubator for smaller manufacturers, in keeping with its current function as part of the freight center. To
enhance the park’s marketability, it is necessary to create developable parcels with clear title and free
from environmental issues. As parcels become available, the township or appropriate redevelopment
agencies (e.g., BCRDA) should begin the process of land assembly and environmental. The goal is to
remove blight and have an inventory of parcels ready to be developed within the park.
Edgely Park is located within the M-1 Light Manufacturing District, which appears appropriate for the
existing and recommended future use of the area. However, amendments to the area and dimensional
requirements and uses permitted may need to be addressed. Current requirements allow a maximum
building area of 35 percent and maximum impervious surface ratio of 65 percent. Most of the lots within
the park exceed these maximum requirements with the existing buildings on site. Further analysis is
warranted to determine if the maximum building area and impervious surface requirements could be
relaxed (in coordination with enhanced stormwater management planning for the area).
Related to the issue of property maintenance is the presence of junkyards and vehicle storage areas within
the park. These uses are currently permitted as F8 Storage uses within the zoning ordinance. The F8
Storage use is for the principle use of the site for the outside storage of items such as automobiles, boats,
and tractor trailers. The use requirements include a provision that the storage areas are to be shielded
from the view from all public streets and adjacent lots. Many of the existing uses within the park do not
meet these requirements and should be compelled to comply with zoning and property maintenance
codes. Consideration should also be given to removing the use from the district to prevent future
expansion or new instances of the storage use.
Recommendations for this opportunity area are:


Enhance the park’s marketability, and create developable parcels with clear title and free from
environmental issues.



Begin the process of land assembly and environmental remediation, if needed.



Determine if the maximum building area and impervious surface requirements could be relaxed (in
coordination with enhanced stormwater management planning for the area).



Compel existing uses to comply with zoning and property maintenance codes.
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Consider removing the F8 Storage use from the district to prevent future expansion or new instances
of the storage use.

MAPLE BEACH
Maple Beach is another location that redevelopment may be limited, due to natural resource restrictions
and past industrial activities. However, the site is located in both the Bucks County Enterprise Zone and a
qualified Opportunity Zone (see pg. 105 for further details on this community reinvestment program) and
has some potential for improvement, including:


Develop a gateway feature to create an attractive entrance into Bristol Township from the BurlingtonBristol Bridge.



Restore areas around Otter Creek and Hog Run to a more natural condition with substantial areas of
wetlands reservation. Provide public open space along the river’s edge and a Riverwalk along the river
to connect the site to Bristol Borough and south to Bensalem Township. These recommendations
were the highest priority for the Bristol Township Municipal Open Space Plan Update.



Maximum development of the site should be active athletic fields (soccer, baseball, lacrosse, softball,
football, etc.)

OPPORTUNITY AREAS – CONCEPT PLANS
BRISTOL COMMERCE PARK SHOPPING CENTER
Located at the key intersection of PA 413 and U.S. Route 13 in Bristol Borough, Bristol Commerce Park
shopping center retains a large area of undeveloped land and has access to public water and sewer
infrastructure. The shopping center contains 279,181 square feet of commercial space in the three
buildings that are internal to the site and the six outparcels that front U.S. Route 13. As of June 2018,
161,712 square feet of the shopping center is vacant. This includes the 118,389 square feet of the former
Walmart department store.
Vacancies within the site are limited to the interior shopping center itself. The six outparcels along U.S.
Route 13 are all occupied. They include a PNC Bank branch, Sprint Store, Inspire Federal Credit Union,
McDonalds, AutoZone, and STS Tire & Auto Center. These buildings range in size from 3,273 square feet
to 6,500 square feet. The Sprint Store and Inspire Federal Credit Union have recently filled vacancies. The
AutoZone store was developed in 2016 on a previously vacant site.
The shopping center can be considered a greyfield site, which according to a 2005 DVRPC publication
Redesigning Shopping Centers in the Delaware Valley from Greyfields to Community Assets, is
characterized by empty storefronts and vast areas of unused asphalt parking lots. “They are older,
economically depressed retail or commercial areas that are characterized by outdated buildings, are in a
state of disrepair, lack sufficient physical space to meet market demand, and fail to generate revenue that
would justify their continued use as retail centers.”
Mature shopping centers in the Bristol area also face the challenge of vacancies and competition from
newer shopping centers found within nearby areas, including those in Falls and Bensalem townships.
While the borough has little control over the management and operation of shopping centers, there are
some actions that can be taken to support their success. These include physical improvements (e.g.,
façade and landscaping improvements, enhanced signage, public access and amenities), evaluation of
rental rates, changes to borough ordinances, and marketing strategies.
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Vacancies within shopping centers contribute to a negative view of both the shopping center and the
respective municipality, and efforts should be made to fill these spaces. An evaluation of the rental rates
within these shopping centers may reveal rates that are higher than those in nearby commercial areas. If
rates are excessively high, potential business owners may be inclined to relocate elsewhere. The borough
and township may wish to have a continued dialogue with the shopping center owners to assess lease
rates and identify ways to adjust them to be competitive with rates within the region. The marketing of
vacant spaces may also be pivotal to the success of a business.
Shopping centers are generally not known for their architectural appeal, owing in part to the large expanse
of parking covering most sites and lack of varied architectural elements on the façades of the buildings.
As shopping centers age, their appearance and architectural themes may become outdated, and over
time, a “facelift” and physical changes may be necessary to match consumer preferences while providing
greater retail appeal. Several design concepts can assist in enhancing an older shopping center’s
marketability:


Break up the large scale of the shopping center by creating smaller connecting streets in a grid pattern
for pedestrian and automobile access.



Encourage landscaping within the parking areas and create public green spaces for gathering.



Allow for different types and sizes of development by breaking up the large expanse of parking into
less obtrusive, more aesthetic facilities with appropriate landscaping and lighting provisions. Provide
for a mix of uses such as housing, entertainment, civic, office, and commercial uses. Reestablish the
center as a focal point with a sense of place where people can live, work, and play.



Create pedestrian connections between the shopping center and neighborhoods.



Provide public realm/public amenities that would cater to the customers, such as bike racks, plazas,
landscaping, seating areas/benches, trash receptacles, fountains, public art, and outdoor dining areas.

Bristol borough can assist by providing zoning language and incentives designed to incorporate these
concepts into any redevelopment of the site. Shopping centers throughout the region are being built or
remodeled to reflect the tastes and desires of the modern consumer. The borough should be able to
benefit from other community’s experiences with these types of development.
To illustrate these ideas, the following concept plans were developed to show opportunities for the
underutilized shopping center site. These concept plan represents only one possibility for redevelopment.
Phase I Concept Plan
The site contains existing infrastructure including water, sewer, parking, and stormwater facilities all of
which can be used in a redevelopment scenario. A Phase I objective of the concept plan is to maintain the
portions of the shopping center that are leased and appear to be viable but to add new buildings along
the frontage and interior of site to enhance the redevelopment. The most obvious change on the site is
the removal of the “big box” building and its replacement with two multifamily residential buildings. To
complement the two existing commercial buildings (to be retained), additional commercial uses, such as
restaurants and other small retail spaces, could be provided based on local needs. Land use proposed in
Phase I include:


Residential – 4-story structures with ground floor parking



Commercial – 7,000 square feet to 15,000 square feet buildings
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Phase I maintains the existing access points to U.S. 13 and PA 413 and proposes only minor changes to
the internal circulation of the site. Again, the most obvious changes is the addition of the residential
buildings.
Parking is shared and designed to be located to the rear and side of new buildings. Existing parking is
maintained in front of current shopping center structure. The parking is intended to adequately serve
existing uses, adaptive reuses, and future uses.
In addition to the new structures within the site other improvements will be made to enhance the
aesthetic appeal of the center. Comprehensive and unifying landscape plantings and streetscape features
are important both internally to the site and for the edges of the site for curb appeal and visual
enhancement.
Consideration has been given to making the site more pedestrian friendly to encourage walking both
within the site and to outward destinations. This is accomplished by adding sidewalks and pedestrian
paths between the buildings and to the outer edges of the site. Additionally, crosswalks and ADA
accessible curb ramps will also enhance pedestrian safety.

Figure 6. Bristol Commerce Park Shopping Center, Existing Conditions
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Figure 7. Bristol Commerce Park Shopping Center, Phase I Concept Plan

Phase 2 Concept Plan
The Phase 2 Concept Plan further builds on the elements begun in Phase 1. This phase would necessitate
the removal of the remainder of the existing buildings on the site to fully implement the concept.
Additional landscape improvements, pedestrian connections, and two additional residential buildings are
included. The focal point of Phase 2 are the mixed-use buildings oriented along a “Main Street” at the
center of the site. These buildings contain retail and entertainment-type businesses on the ground floor
with residential apartments and offices above. Such buildings could accommodate 3 to 4 stories,
depending on market preference.
A prominent feature of this phase is the further incorporation of the stormwater feature into the site and
its transformation into an amenity. Pedestrian connections to, and around, the lake as well as a possible
pier add to the functionality of the water feature as an amenity.
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Figure 8. Bristol Commerce Park Shopping Center, Phase II Concept Plan

FDR MIDDLE SCHOOL PROPERTY
While the timing of the FDR Middle School closure is unknown, a concept plan has been prepared that is
intended to provide a future vision for the site. The concept plan provides economic development
opportunities for the township while providing a mix of uses and public spaces/public realms that are
compatible with the surrounding residential context and capitalizing on the site’s proximity to the Route
413 corridor.
Township residents often rely on the use and access to adjacent open space and recreational areas
associated with nearby schools for passive and active recreation purposes. A primary objective of this
concept plan is to provide public spaces and public realm to replace the open space and recreational areas
that will be lost as a result of the potential FDR school closure. Furthermore, this plan can serve as a model
for not only the nearby Bucks County Office Center Opportunity Area on the opposite side of Route 413
but the other vacant school sites throughout the township. While each site is unique in its composition,
configuration, and context, some or all of the elements of this concept plan can be applied to other sites
as deemed appropriate for that particular site.
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Figure 9. FDR Middle School Property Existing Conditions

Figure 10. FDR Middle School Property Concept Plan
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Below are a highlight of the key elements of the FDR Middle School Concept Plan:


The primary entrance to the site is located along Route 413, opposite Winder Drive at the existing
traffic signal. The provision of the entrance at this location would require utilizing a portion of TMP
#5-27-103, which is currently vacant at this time. The entrance drive containing a divided landscaped
strip and the associated roundabout provide a formal appearance and visual aesthetics to the site.



The concept plan provides several street connections to the surrounding residential neighborhood via
existing stub streets that terminate along the perimeter of the site. These street connections are
intended to provide strategic motor vehicle and pedestrian access to and from the adjacent
residential neighborhood. At the terminus of several stub streets at the site’s perimeter, access
easements with sidewalks are been provided on the site to facilitate various points of pedestrian and
bicycle access. Proposed sidewalks also provide a connection to the proposed centrally-located open
space area that is intended to serve the active and passive recreational needs of existing and future
residents.



The lots along the frontage of Route 413 have been designated as “Potential Redevelopment Area.”
While the future sale, consolidation, and redevelopment of these parcels are uncertain, the vision this
area is a land use composition consisting of retail commercial and/or a mix of uses within one building
(e.g., residential over retail, office over retail, etc.).



Given the residential nature surrounding the site, the concept plan respects the existing small lot
single-family character, while reducing potential impacts to area residents. Providing a tier of singlefamily lots around the perimeter of the site provides a transitional area between the existing singlefamily lots and the higher density townhouses located on the interior of the loop road. The proposed
single-family detached lots are similar in nature to the existing lots and range in area from 7,000 to
8,000 square feet.



Within the interior, along proposed loop road, are townhouses, mixed-use buildings, and a centrallylocated open space area. The townhouses which are clustered around the open space, are laid out so
that the front of the units either face the central open space or the adjacent street. Parking for the
townhouse units are accommodated within garages, driveways, designated spillover parking areas,
and within parallel parking spaces along adjacent streets.



The mixed-use buildings, which are intended to accommodate various arrangements (e.g., residential
and/or office over retail uses), are oriented towards the adjacent loop road, with parking located to
the rear of the buildings away from view from the adjacent loop road. Surrounding the buildings are
areas containing public realms and amenities, including plazas, landscaping, seating, public art,
fountains, and outdoor dining areas. The adjacent “Potential Redevelopment Area” should be
designed to replicate the proposed layout of the mixed-use buildings, parking, and public realms (if
possible).



Sidewalks and crosswalks at the traffic signal at Route 413, provide a connection to the existing
sidewalks on the opposite side of Route 413 and the nearby Bucks County Office Center Opportunity
Area. If and when this site becomes available, the concept plan can be used as a model for
redevelopment of the Bucks County Office Center, since some or all of the elements of in this concept
plan may be appropriate for this site as well.

ROUTE 413 NORTH
The Bristol Plaza Shopping Center is located at the intersection of Route 413 and Durham Road and is
visible from both I-95 and the Pennsylvania Turnpike. Much of the area is is located in the Bucks County
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Enterprise Zone. The shopping center was once a thriving commercial center, but with the closing of its
anchor, the Pathmark grocery store in 2010, the shopping center gradually lost its luster and most of its
tenants. In 2017, the U-Haul Corporation made use of the former Pathmark buildings for self-storage and
its truck printing operations. However, there are still viable opportunities for further redevelopment of
the site.
The site has several positive attributes that make it an attractive site for redevelopment including its size,
location, and presence of existing infrastructure. Much of the 30-acre site contains a large expanse of
unused parking. The existing land uses within the center do not require the amount of available parking,
thus making this underutilized space. Adjacent to the shopping center is a 9-acre vacant parcel which was
recently cleared by the township as part of its blight removal efforts. The site has convenient access
(within a mile) to the existing PA 413/I-95 interchange. An existing signalized driveway onto Durham Road
is also a key feature of the site. The existing water, sewer, and stormwater facilities further make this an
attractive site for redevelopment.

Figure 11. Route 413 North Existing Conditions

Previous planning policy for this area centered around the Town Center Overlay District and its goal of
providing for the development of office and conference space, hotels, and other related uses within a
portion of the Route 413 corridor. Given the township’s (and Lower Bucks County’s) strength in
manufacturing, adjacency to existing centers of manufacturing, convenient access (within a mile) to the
existing PA 413/I-95 interchange, and available public water and sewer, development using the Town
Center Overlay District may not occur as envisioned. Areas such as Route 413 North, especially in the M-
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1 Manufacturing District including the Bristol Plaza Shopping Center, are ripe for redevelopment with new
manufacturing uses, given its proximity to the PA 413/I-95 interchange. The township should consider
ways of accommodating uses that would take advantage of this key location, but still provide public
improvements that that address parking, street trees, signage, lighting, landscaping, and building design.
The concept plan presented provides an alternative option for the site consisting of commercial uses and
small industrial flex space, as well as an overall mix of uses.

Figure 12. Route 413 North Concept Plan

Below are a highlight of the key elements of the concept plan:


Redevelopment on the site should blend with existing structures and outlying community and build
upon surrounding unique architectural features



Buildings range from 7,000 square feet to 15,000 square feet to provide flexibility for different uses



Build upon surrounding area needs: restaurants or other small retail/commercial uses



Proposed layout utilizes existing parking lot circulation pattern and creates a center access drive that
limits curb cuts and consolidates parking area entrances – builds street frontage



Parking is shared and designed to rear and side of new buildings and in front of current shopping
center structure so it can maintain existing use and/or change uses with a supply of adequate parking
area



Limit and control access on Veterans Highway (Route 413)
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Provide a connector road to the adjacent commercial tract as well as a link to the Levittown Trace
Apartment Complex to reduce neighborhood trips on surrounding road network



Maintain natural area between both tracts



Enhance aesthetic appeal of both tracts with comprehensive and unifying landscape plantings and
streetscape features



Encourage walking by adding sidewalks, ADA curb ramps, crosswalks, and path links

CROYDON
Croydon retains a strong sense of place and community fabric. Its neighborhoods of modest homes follow
a grid street pattern. The main thoroughfare, Bristol Pike, parallels the rail line, which roughly bisects the
area. Neighborhood retail and service businesses are located along Bristol Pike from the Neshaminy Creek
to Newportville Road. Among the other notable assets are the newly rehabilitated commuter rail station;
a new elementary school; well-kept, affordable housing stock; and access to the Delaware River.
Transit Revitalization Investment District (TRID)
A TRID (Transit Revitalization Investment District) study was completed in 2010 to focus on retaining
neighborhood integrity, provide new housing opportunities, and create Transit-Oriented Design (TOD)
opportunities to bring jobs and private investment to Croydon.
The Croydon TRID Planning Study (see Chapter 7 for further details) determined the opportunity for a
Transit Oriented Development (TOD) and provided an understanding of how a TOD will benefit the
community by establishing anticipated future land uses that could occur over time and which would be
the subject of a TOD Ordinance to be developed, subsequently, as a next step to this process. The Bristol
Township Comprehensive Plan and the Croydon TRID study recommend that development should take
the form of Traditional Neighborhood Development (TND), Transit-Oriented Development, and infill
development. The following design principles for a commercial corridor have been developed for the
Croydon TRID area. These principles are meant to enhance the functionality and appeal of Croydon by
including appropriate appearance, placement, and scale of buildings; strategic location of parking, public
spaces, and sidewalks; streetscaping; and ample landscape and buffering.
Recent conversations with the Department of Community and Economic Development suggest that the
Croydon TRID be redone to align better with the program’s goals, including creating a developer-driven
rather than speculation-driven model of revitalization.
Transit-Oriented Design
Transit-oriented development (TOD) is an approach to urban design that encourages pedestrian oriented
activity centers linked throughout a region by transportation corridors. Often centered on a public transit
stop (bus or rail) this form of development de-emphasizes the dependence on the automobile created by
traditional suburban development. Transit-oriented development can be implemented through zoning
ordinances, capital Improvements, special area plans, redevelopment plans, and site design.
TODS have a commercial/office district and a central transit stop at their core. Within the core, storefronts
line the sidewalks; there are central public spaces; and parking is located on street, behind buildings, and
in underground or above ground structures. Public plazas and open space are integral features of the core.
The commercial core is surrounded by high- and medium density housing. A mix of unit types (apartment
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buildings, duplexes, single-family homes on small lots, and accessory apartments) is encouraged. Uses
that require large amounts of land, such as low-density housing, auto sales lots, or industrial complexes
are located outside a ten-minute walk to the core. Streets within a transit-oriented development are laid
out in a simple form, with multiple ways of getting to a destination, so that all traffic is not funneled onto
a single artery. Regional highways pass on the edge of a transit-oriented development, rather than cutting
through the middle. Within the TOD, streets are designed for slow-speed traffic and on-street parking.
Bicycle lanes may be placed on collector streets, and bicycle parking facilities are located at destination
points. Street trees and sidewalks line all streets. TODS would be most appropriate near the Croydon train
station. The areas around bus stations and along bus routes may also have some potential for this type of
development.
The photo simulation illustrates a possibility of how the underutilized properties within Croydon could be
developed in a fashion that is consistent with the Township’s vision for the area and the TRID design
principles. The site is located at the intersection of Newportville Road and Bristol Pike and is presently
occupied by a used car lot. The proposed building includes first-floor walkable retail space and upper
floors with a mix of office and residential space. It has a scale and massing that fits into the context of
Croydon, yet provides sufficient density to provide increased transit users and customers for local
business. Street trees line the wide sidewalks, and parking is available to the rear of the site.
Recommendations for this opportunity area are:


Revise the zoning ordinance or subdivision and land development ordinance to include design
guidelines for development within Croydon TRID boundary.



Evaluate the feasibility of implementing further physical improvements (i.e., façade improvements,
landscaping, signage) and identify funding options.



Market vacant spaces within Croydon for appropriate retail uses as articulated in the Industry
Composition and Real Estate Trends chapter.



Redo the Croydon TRID study be to align better with the program’s goals, and create a developerdriven rather than speculation-driven model of revitalization.



Leverage the Transit Revitalization Investment District and Opportunity Zone programs (See Appendix
A for more information) into private investment.
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Figure 13. Croydon Photo Simulation, Before and After
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Chapter 10.
Implementation Strategies
REGIONAL MARKETING AND PROMOTION
The construction of the I-95/Pennsylvania Turnpike Interchange represents a unique marketing
opportunity to Bristol Township and the Lower Bucks County region. Lower Bucks County remains a force
in the regional industrial and freight movement economy. Interstate 95 and the Pennsylvania Turnpike
are critical corridors in our nation’s transportation network. A 3-hour drive from the interchange covers a
4-state market area that includes all of New Jersey, New York City, Harrisburg, Scranton, Baltimore,
Maryland, and the northeast portion of Washington, DC. This market area is home to over 37 million
people, 13.8 million households, and almost 1.4 million employers.
Infrastructure investment is just one aspect of economic development. Marketing and promotion are
critical to raising the awareness of prospective industries looking to expand or relocate. Key to these
activities is identifying the region’s manufacturing strengths and capabilities. As noted previously in this
plan, economic clusters have been empirically shown to drive economic growth, job creation, industry
growth, and new industries.
The Bristol area’s strength in manufacturing is due to many factors. Among them:


Location



Access to highway, rail, and port facilities



Skilled industrial force



Business-friendly environment



Sewer and water infrastructure

The Lower Bucks County Chamber of Commerce (LBCCC), Bucks County Industrial Development Authority
(BCIDA), Bucks County Redevelopment Authority (BCRDA), and Bucks County Economic Development
Corporation (BCEDC), and have been at the forefront of promoting Lower Bucks County and Bristol as
superior business locations. These organizations should coordinate to develop a targeted promotional
campaign aimed at putting Lower Bucks County on the nation’s map by emphasizing the area’s location
at the critically important intersection of Interstate 95 and the Pennsylvania Turnpike.
A regional marketing campaign would enable the entirety of Lower Bucks County to benefit from the
impacts of the I-95/Pennsylvania Turnpike interchange and provide leverage to Bucks County’s economic
development agencies in terms of site marketing, financial assistance, infrastructure planning and
construction, and complementary clustering of industries.
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BUCKS COUNTY ECONOMIC AND WORKFORCE DEVELOPMENT AGENCIES
BUCKS COUNTY OFFICE OF COMMUNITY AND ECONOMIC DEVELOPMENT
The Bucks County Office of Community and Economic Development (BCCED) administers funds from the
U.S. Department of Housing and Urban Development Community Development Block Grant (CDBG)
program, on behalf of the Bucks County Board of Commissioners. These funds are invested in the county
on projects that meet three national objectives: benefit low-to-moderate income residents, eliminate
slum or blight, or eliminate a public health or safety issue. The program has helped communities
throughout Bucks County address a wide range of community development needs by improving
accessibility, housing, and infrastructure, and expanding economic and workforce opportunities to its
businesses and residents. The BCCED staff coordinates resources of federal, state, county, and municipal
economic and workforce development entities on initiatives that assist businesses, nonprofits and for
profits, property owners, and developers that will enhance the quality of life of Bucks County residents.

BUCKS COUNTY ECONOMIC DEVELOPMENT CORPORATION
The Bucks County Economic Development Corporation (BCEDC) is a non-profit, non-political economic
development organization established in 1958 to support economic growth in Bucks County. BCEDC is a
Commonwealth of Pennsylvania certified economic development agency. BCEDC offers low cost financing
options for land/building, machinery and equipment. BCEDC assists in facilitating Pennsylvania Industrial
Development Authority (PIDA) financing. BCEDC offers a wide array of services, including financing, site
selection, research information, education, networking opportunities with economic development
agencies, workforce development and international trade.

BUCKS COUNTY INDUSTRIAL DEVELOPMENT AUTHORITY
The Bucks County Industrial Development Authority (BCIDA) was established in 1967 to provide tax-free
financing to manufacturing, non-profit, and agricultural enterprises in the county. These efforts have
resulted in billions of dollars in private investment and thousands of family sustaining jobs. As Bucks
County’s lead economic development agency directed by the Bucks County Board of Commissioners, the
BCIDA works in partnership with many for- and not-for-profit organizations to support local businesses,
enterprises, and entrepreneurs to locate, grow, and expand their business through a wide range of
services offered through the Commissioners’ Bucks2Invest initiative. A critical component of their mission
is to provide businesses with below market rate financing to help grow and expand their operations and
to create and retain family sustaining jobs. This includes land and building acquisition, site preparation
and improvements, machinery and equipment purchases, and working capital loans. The BCIDA also
serves as a clearing house and one-stop-shop in linking businesses with other financial and technical
resources available through County, State, and Federal entities.

BUCKS COUNTY REDEVELOPMENT AUTHORITY
The Redevelopment Authority of the County of Bucks (BCRDA) is empowered by the Commonwealth of
Pennsylvania through Act 385, the "Urban Redevelopment Law,” of May 25, 1945. The Authority assists
municipalities, businesses, private developers, and homeowners located in Bucks County, in the
rehabilitation of blighted and deteriorated properties and reuse of abandoned or underutilized industrial,
commercial and residential sites. The BCRDA is a quasi-public agency with the power of eminent domain
allowing acquisition of substandard properties. With experience in applying for and obtaining federal,
state and local grants, low-interest financing and tax credits – which can provide the financial resources
necessary to carry out community and economic development projects – the BCRDA can be an integral
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component in assisting municipal, non-profit and private entities to revitalize former industrial and
commercial sites, improve housing conditions, upgrade deteriorated areas and assist in environmental
remediation of contaminated properties. The BCRDA can plan, administer and implement redevelopment
and community improvement projects as well as assist in obtaining public funding for industrial,
commercial or residential improvements or expansion projects. With approval of the local municipality,
the BCRDA can condemn property where a local community desires to address blight and redevelop
strategically located land for new and more productive land utilization. The BCRDA strives to strengthen
communities and inspire revitalization through comprehensive approaches that coordinate quality
housing, economic development and the opportunity of family sustaining employment in Bucks County.

BUCKS COUNTY WORKFORCE DEVELOPMENT BOARD
The Workforce Innovation and Opportunities Act (WIOA) passed by the U.S. Congress in 2014 established
Workforce Development Boards (WDBs) across the United States. WDBs are local entities that operate in
regional networks to implement the provisions of the WIOA. They are charged with policy making and
oversight of workforce investment and development activities in defined areas known as Local Workforce
Development Areas (LWDA). In Pennsylvania, there are 67 counties and 22 Workforce Development
Boards. The Bucks County Workforce Development Board (BCWDB) is a non-profit organization, serving
as the fiscal agent for federal and state workforce funds allocated to Bucks County through the Workforce
Innovation and Opportunities Act, 2014. The BCWDB continuously strives to increase and improve its
stewarding and investing of public workforce dollars. The BCWDB works to ensure that the Bucks County
workforce system, covering numerous agencies and multiple disciplines via the Pennsylvania CareerLink®
Bucks County, meets both employers’ needs for skilled workers and workers’ needs for career and
economic advancement. The BCWDB partners with employers, economic development, and educational
agencies, and other programs to leverage available resources for the benefit of our local workforce.
As noted previously, a new Bucks County Center for Economic & Workforce Development building is
planned for a vacant site in front of Bucks County Community College. The 2-story building will enhance
and expand the college's jobs training programs and help fill the "skills gap" for local and regional
manufacturers and businesses. The building will have office space for county agencies related to
workforce and economic development, and also meeting and conference rooms where area business
leaders and college and government officials can meet to discuss economic and workforce development
needs and programs.

LOWER BUCKS COUNTY CHAMBER OF COMMERCE
The Lower Bucks County Chamber of Commerce (LBCCC) is dedicated to promoting business in the Lower
Bucks County region. Consisting of over 1,000 members representing small, medium and large business
and professional firms, the Chamber services an area encompassing 22 municipalities in Lower Bucks
County. As a business organization, LBCCC provides an outlet for businesspeople to network with others
through monthly Business Card Exchanges and Bucks Business Connect Meetings. They offer educational
seminars such as Financial Workshops, Social Media Programs, Leadership Bucks County program, and
offers events to educate and inform its members. Through their partnership with SCORE (Counselors to
America’s Small Business), Chamber members can learn how to write a business plan, become their own
boss and succeed as a small business owner or entrepreneur. SCORE is a volunteer organization consisting
of members with many years of business experience with offices housed in the Chamber building. SCORE
members provide free, confidential counseling in every aspect of owning a business including the areas
of finance, sales, and marketing.
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BLIGHT REMOVAL
A common issue in many struggling areas is the negative perceptions created by urban blight. Urban blight
is the general condition of buildings and infrastructure falling into disrepair. This can include vacant
buildings and lots, poorly maintained signs, substandard housing, or anything that contributes to the
perception of disinvestment and a failing business environment.
In recent years, Bristol Township has tackled the issue of blight head-on, bringing dozens of residential
properties up to code and cleared vacant and abandoned commercial properties. The township has also
used CDBG funding for emergency homeowners’ repairs and park revitalization. In addition, the Bucks
County Redevelopment Authority (BCRDA) has rehabilitated numerous blighted, deteriorated or
abandoned properties and returned them to productive use. However, the process through which the
RDA operates can be complex. Communities have other options when it comes to blight removal that can
serve as a complement to state-enabled eminent domain and property clearance.
Other strategies aimed at reducing blight are included in the Housing Alliance of Pennsylvania’s
publication, From Blight to Bright: A Comprehensive Toolkit for Pennsylvania. The manual provides tools
to address blight through data-driven, progressive code enforcement and provides methods of addressing
long-term vacant properties that pose a threat to the health and safety of communities when code
enforcement has been ineffective. Each tool has a description, the problem it is intended to solve, the
actions needed for implementation, and suggestions for how to most effectively use and finance the tool.

LAND ASSEMBLY
One of the barriers to effective revitalization is that larger, marketable sites are often more the exception
than the rule. Smaller properties, many of which are vacant or underutilized, have environmental
challenges due to past activities, out of compliance with local codes, or are tax-delinquent, are common
in struggling areas. Assembling such properties into a single developable site is time-consuming, and many
developers are not willing to engage in the process if larger sites with similar locational advantages are
available. If the economic incentive is not there (e.g., an increasingly hot market), municipal government
and economic development agencies must step in and fill this market inefficiency.
In 2012 the Pennsylvania State Legislature enacted the Land Bank Act. Land banks are one of the tools
that municipalities may use to return vacant, abandoned and tax-delinquent properties to productive use.
The law authorizes counties and municipalities with populations of 10,000 or more to establish land banks.
Land banks have powers that include “the ability to extinguish liens (with the approval of the taxing
bodies); clear title; hold a property tax-exempt and do so without amassing additional liens; and sell,
transfer, lease, or mortgage property for any amount or form of consideration as well as for any future
use that it determines to be appropriate.”23 Land banks remove the obstacles to the sale of properties and
help transfer land to responsible property owners. According to the Pennsylvania Housing Alliance, “a
land bank works best when it is part of a comprehensive anti-blight strategy. It is not a ‘silver bullet,’ but
rather one element of a comprehensive strategy that should include strategic code enforcement,
delinquent-property tax enforcement, and redevelopment. At its core, a land bank is a tool for
streamlining property acquisition and disposition to support locally developed land use goals.”24

23
24

Branton, W. M. (2016, April). PA Blight Library (Pennsylvania Housing Alliance). www.pablightlibrary.com
Ibid.
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Act 33 of 2018 has granted the powers of a land bank to Redevelopment Authorities without affecting
existing land banks. Both Township and Borough, Bucks County, and the Bucks County Redevelopment
Authority should further investigate and consider a land bank under the Land Bank Act’s original enabling
legislation and this more recent legislation. This blight removal tool could serve as a means of addressing
areas in need of revitalization which lack larger assembled sites without encumbrances such as title liens,
unpaid taxes, or environmental challenges.

ZONING
Zoning can have a significant effect on development outcomes. From the Economic SWOT Analysis for
Bristol Township and Lower Bucks County (Appendix B):
Demand is expected to increase due to the completion of the interconnection. Local sewer
authorities should ensure that it is prepared to accept new growth. If not addressed, the sewer
capacity limitations could deter investors and businesses. A renewed examination of the
Township’s zoning code, in light of the new interconnection, will also be critical to realign land use
regulations with changing demand.
This plan identifies several areas where new or revised zoning can assist in the revitalization process. The
following is a summary of zoning recommendations found Chapter 9. Planning for Opportunity Areas:


Revise the existing Town Center District Overlay and provide a new Route 413 corridor overlay district
focused on accommodating manufacturing uses that would take advantage of the existing Route
413/I-95 interchange location, but still provide public improvements that that address parking, street
trees, signage, lighting, landscaping, and building design.



Consider overlay zoning similar to Town Center Overlay for the Route 413 Gateway Opportunity Area
to create requirements for building scale, setback, and façade treatment.



Establish a corridor overlay zoning district at the Route 13 – East Opportunity Area to promote a
cohesive development. Include requirements for signage, access management, and landscaping.
Revise vehicle storage zoning ordinance requirements to ensure adequate screening and evaluate
code enforcement efforts.



Compel existing uses in the Edgely Industrial Park Opportunity Area to comply with zoning and
property maintenance codes.



Consider removing the F8 Storage use from the M-1 Light Manufacturing District to prevent future
expansion or new instances of the storage use.



Provide zoning language and incentives at the Bristol Commerce Park Opportunity Area designed to
incorporate development concepts that emphasize walkable retail into redevelopment of the site.



Implement transit-oriented development through zoning ordinances, capital improvements, special
area plans, redevelopment plans, and site design.



Revise the zoning ordinance or subdivision and land development ordinance to include design
guidelines for development within Croydon TRID boundary.
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ECONOMIC DEVELOPMENT
Bristol Township’s economic development strategy was formulated in the township’s 2008
Comprehensive Plan. The following represents a distillation and update of the main points and
recommendations from plan’s economic development chapter.
Bristol Township has an important role to play in local economic development. As the local governing
body, its policies and regulations affect businesses and their ability to compete in local and national
markets. The township can assist local business by providing streamlined processes for approval of
permits and assistance with locating property and buildings, and by providing an attractive tax
environment.
Small business startups need assistance with understanding local regulations. The township office is one
of the first places a startup business owner will visit. Helpful, knowledgeable assistance at the township
offices can make it easier for a small business to start with a minimum of roadblocks.
Township officials are often aware of property vacancies and can link business owners with building
owners. Township officials, such as the manager, may know of a business seeking to relocate and can
steer it to another facility within the township or direct the business owner to various economic
development agencies for further assistance.
Township officials desire to maintain and enhance a strong economy by retaining regionally and nationally
known businesses and encouraging the growth of small- and medium-sized businesses. By retaining and
building productive partnerships with the business community, officials could foster and enhance
sustainable business development. Also encouraging residents and businesses to spend money locally
could assist in keeping the local economy healthy and maintaining investments in the local community.
Because education and the economy are so closely related, there must be a commitment to sustaining
and building a first class education system for citizens of all ages.
The following strategies form a foundation for the promotion and enhancement of the township’s
economic vitality:


Promote use of Pennsylvania’s “PA Business One-Stop Shop”25 for new business owners and
entrepreneurs.



Evaluate impact of existing business taxes on local businesses and industry.



Coordinate local economic development activities with the Bucks County Industrial Development
Authority, Bucks County Economic Development Corporation, and Bucks County Office of Community
and Economic Development.



Promote use of the Opportunity Zone program.26

25

http://business.pa.gov/
The Opportunity Zones Program was enacted as part of the 2017 tax reform package (Tax Cuts and Jobs Act). The
program is designed to drive long-term capital to rural and low-income urban communities throughout the nation,
and uses tax incentives to encourage private investment in impact funds. See Appendix A for further information
and locations of eligible Census tracts.
26
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Promote use of Enterprise Zone, KOZ, LERTA and Land Recycling programs.27



Establish an open dialogue between the business community and township officials and promote an
improved business environment.



Recognize the roles of the community, schools, businesses, and the government in creating a positive
environment for economic vitality.



Provide for a mix of uses in a range of zones to promote the development of a diversity of business
types, ensuring that the land uses are compatible with the Comprehensive Plan. This means that
economic development should focus on highway corridors and industrial parks, and other areas
designated for employment growth in the Comprehensive Plan. Support flexibility in permitted uses
for commercial buildings, including non-traditional uses like restaurants and child-care centers.



Encourage the retention and development of businesses that provide family-wage jobs and fill existing
gaps in goods and services, while providing incubator space for new businesses.



Support the Bristol Township School District and Bucks County Community College to maintain and
enhance high-quality schools, and encourage the location of institutions of higher education to Bristol.



Finance infrastructure in a fair and predictable manner such that no business bears an undue burden
and such that Bristol maintains high quality capital facilities for all who work and live here.



Build partnerships with the business, non-profit, and other communities to foster the township’s
economic vitality.



Take specific actions, such as the development of a township marketing campaign that will help Bristol
attract economic development commensurate with the Comprehensive Plan.

SUMMARY OF KEY ACTIVITIES
1. Coordinate with the LBCCC, BCIDA, BCEDC, BCCED, and BCRDA to develop a targeted promotional
campaign aimed at putting Lower Bucks County on the nation’s map by emphasizing the area’s
location at the critically important intersection of Interstate 95 and the Pennsylvania Turnpike.
2. Develop a comprehensive program of blight removal and data-driven code enforcement for
commercial and residential properties.
3. In cooperation with Bucks County and the Bucks County Redevelopment Authority, investigate and
consider a land bank under the Land Bank Act’s enabling legislation and recently enacted Act 33.
4. Re-examine zoning ordinances to realign land use regulations with changing demand, develop zoning
ordinance provisions to encourage redevelopment of identified Opportunity Areas, and address
outstanding zoning issues.
5. Develop a comprehensive program of economic development, in coordination with economic
development agencies, aimed at redeveloping vacant property, building partnerships with the local
business community, leveraging local, state, and federal economic development programs, providing
infrastructure investment, and supporting the manufacturing base of the community.

SWOT ANALYSIS RECOMMENDATIONS/NEXT STEPS
This economic Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis (Appendix B) seeks to
understand how Bristol Township and Lower Bucks County can make the most of the interconnection
27

See Appendix A for further information.
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between these two major highways. The Bucks County Planning Commission engaged the Economy
League of Greater Philadelphia in the first half of 2017 to conduct the economic SWOT analysis. The study
brought together leaders across Lower Bucks communities in a collective process to identify the strengths,
weaknesses, opportunities, and threats to maximizing economic growth and opportunity in Bristol
Township and Lower Bucks County.
This SWOT analysis is the first step in a longer process to develop a comprehensive economic development
strategy for Bristol Township and surrounding communities in Lower Bucks County. Through this process,
the SWOT analysis surfaced several potential actions to follow to achieve sustained economic growth.
These actions are presented at a high-level, and will require further development before implementation.
Leverage the I-95 connection to raise the profile of Bristol Township and improve business attraction
efforts
The completion of the interchange presents a unique opportunity for Bristol Township to raise its profile
and attract new businesses. Multimodal market access for industry, coupled with a skilled workforce, are
major draws for new businesses that some may not yet be aware of. Developing a marketing plan could
articulate what kind of business environment Bristol offers and communicate what kind of place Bristol
would like to be.
Take steps to reposition older commercial/industrial stock to meet potential increase in demand
The renewal of older commercial and industrial stock would open up new opportunities for development.
This could mean re-evaluating the existing zoning regulations with an eye towards meeting changing
economic realities and capturing new kinds of businesses in relation to improved transportation access.
Properties could also be marketed differently to highlight desirable uses.
Address infrastructure challenges that may constrain growth
Preparing the infrastructure for increased growth or different kinds of land uses would help to facilitate
new development. Increasing capacity for sewer and water, particularly along the major commercial
corridors is important for attracting new investors.
Continue to build workforce training linkages
The skilled industrial workforce in and around Bristol Township is one of the major strengths of the area.
Continuing to build workforce training partnerships between the local community and major employers
would further strengthen the ability of the Township to attract new jobs. Training programs at the Bucks
County Community College have been successful, and other opportunities for building these training
linkages could also be explored.
Develop a community-driven plan
A community-driven plan, one that engages local stakeholders and residents from the beginning of the
process, is more likely to succeed. This engagement helps to drive consensus on what their community
will look like in the future, and facilitate approval and support for future development. The community is
aligned on how to build upon its existing strengths and turn threats and weaknesses into opportunities.
Having such a plan also brings clarity on community priorities and goals for long-term economic growth
to local residents as well as potential investors and developers.
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Appendix A.
Potential Funding Sources
and Tax Incentives
TRANSPORTATION AND MOBILITY FUNDING SOURCES
MULTIMODAL TRANSPORTATION FUND
The Multimodal Transportation Fund (MMTF) was established by Pennsylvania Act 89. The MMTF
provides grants to ensure that a safe and reliable system of transportation is available to the residents of
this Commonwealth. The program provides financial assistance to municipalities, councils of
governments, businesses, economic development organizations, public transportation agencies, rail
freight, passenger rail, and ports in order to improve transportation assets that enhance communities,
pedestrian safety, and transit revitalization.
There are two Multimodal Transportation Fund grants. One is managed by PennDOT and the other is
managed by the Pennsylvania Department of Community and Economic Development. Each agency
typically has separate application guidelines and due dates. Generally, these funds may be used for the
development, rehabilitation, and enhancement of transportation assets to existing communities,
streetscape, lighting, sidewalk enhancement, pedestrian safety, connectivity of transportation assets and
transit-oriented development. More information about the Multimodal Transportation Fund program can
be found at www.PennDOT.gov and https://dced.pa.gov/programs/multimodal-transportation-fund/.

TRANSPORTATION AND COMMUNITY DEVELOPMENT INITIATIVE
The Transportation and Community Development Initiative (TCDI) is a grant program offered by the
Delaware Valley Regional Planning Commission (DVRPC) that supports local development and
redevelopment efforts in qualifying municipalities of the Delaware Valley. TCDI was begun in 2002 to
reverse the trends of disinvestment and decline in many of the region's core cities and developed
communities.
TCDI provides a mechanism for municipalities to undertake locally-directed planning to improve their
communities, which in turn implements their local and county comprehensive plans and supports the
goals and vision of the DVRPC long-range land use and transportation plan, Connections 2035. TCDI seeks
to support and leverage state and county programs by providing funding in selected areas to undertake
planning, analysis, or design initiatives for projects or programs which enhance development or
redevelopment and enhance or improve the efficiency of the regional transportation system. This study
is funded by this grant program. More information about the TCDI program can be found at
www.dvrpc.org/TCDI.

HOME TOWN STREETS PROGRAM
This program is sponsored by the Pennsylvania Department of Transportation (PennDOT). The goal of this
program is to create economic opportunities that revitalize existing communities. The Home Town Streets
program is designed to benefit commercial/business districts/areas (downtowns) in municipalities.
Therefore, only projects within the central business district are eligible for this program. The maximum
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grant from the program is $1,000,000 and a 20 percent local match is required. Information on this
program can be found online at www.dot.state.pa.us.

AUTOMATED RED LIGHT ENFORCEMENT (ARLE) PROGRAM
The state-funded program distributes revenue generated from automated red light enforcement systems.
The program is specifically designed to fund low-cost road safety and mobility projects. Examples of
eligible projects include, but are not limited to, the following:
•

Retiming of existing traffic‐control signals;

•

Upgrading, modernization, or improvements to traffic‐control signals;

•

The interconnection and coordination of traffic‐control signals to improve mobility;



The installation of a traffic‐control signal system or the expansion of an existing system to improve
mobility;

•

Revisions to traffic‐control signal operational modes to improve safety or mobility;



Improvements to traffic‐control signals or other official traffic‐control devices to reduce energy
consumption;

•

The installation of new or improved detection systems for traffic‐control signals;

•

Roadway capacity upgrades such as auxiliary turning lanes;



Roadway or intersection signing and pavement restriping projects which will either increase capacity
or improve safety;



Local Technical Assistance Program (LTAP)
and implementation of recommendations;

•

LTAP Walkable Communities Program and implementation of recommendations;



Pedestrian safety improvements at signalized intersections such as countdown timers, easily
accessible and quick response pushbuttons, crosswalk striping, and pedestrian signing;



Pedestrian mobility improvements, particularly projects with a combination of eligible features;



Removal of roadside fixed objects and/or clearing of vegetation for sight distance improvements;

•

Improvements to correct drop‐off issues along local roadways;

•

Minor drainage improvements to improve safety;

•

New regulatory or warning signs that meet the minimum retro-reflectivity requirements; and

•

Radii improvements at intersections.

Local

Safe

Roads

Communities

Program

This program does not fund large highway improvement projects such as new roads, bridges, or
interchanges. Other ineligible projects include decorative street appurtenances and preventive
maintenance.
More
information
on
the
ARLE
Program
can
be
found
at
http://www.dot.state.pa.us/Portal%20Information/Traffic%20Signal%20Portal/FUNDARLE.html.
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CONGESTION MITIGATION AND AIR QUALITY PROGRAM
DVRPC's Congestion Mitigation and Air Quality (CMAQ) Program funds transportation-related projects
that can help the region reduce emissions from mobile sources and meet the National Clean Air Act
Standards. CMAQ eligible projects need to demonstrate that they reduce air pollution emissions and
reduce traffic congestion.
Examples of eligible CMAQ projects include pedestrian and bicycle projects, transit improvement
programs, congestion reduction and traffic flow improvements, diesel retrofit projects, and the funding
of transportation demand management programs. For more information on the CMAQ Program, please
visit the DVRPC website at www.dvrpc.org/CMAQ/.

TRANSPORTATION ALTERNATIVES PROGRAM
Transportation Alternatives are Federal highway and transit funds set-aside under the Surface
Transportation Program for community-based "non-traditional" projects designed to strengthen the
cultural, aesthetic, and environmental aspects of the nation's intermodal transportation system. The
Transportation Enhancement funding category, which has historically funded many pedestrian and bicycle
supportive projects such as streetscape improvements, was originally established by Congress in 1991
under the ISTEA transportation authorization legislation, and was most recently affirmed as TA under the
Moving Ahead for Progress in the 21st Century Act (MAP-21).
The term "transportation alternatives" means any activities that are carried out as part of any program or
project authorized or funded under this title, or as an independent program or project related to surface
transportation. Eligible activities include construction, planning, and design of on-road and off-road trail
facilities for pedestrians, bicyclists, and other non-motorized forms of transportation, including sidewalks,
bicycle infrastructure, pedestrian and bicycle signals, traffic calming techniques, lighting and other safetyrelated infrastructure, and transportation projects to achieve compliance with the Americans with
Disabilities Act of 1990. More information on the Transportation Alternatives Program can be found at
www.dvrpc.org/TAP.

ECONOMIC DEVELOPMENT FUNDING SOURCES AND TAX INCENTIVES
BUILDING BLOCKS FOR SUSTAINABLE COMMUNITIES PROGRAM
The purpose of this program offered by the Office of Sustainable Communities, U.S. Environmental
Protection Agency, is to provide technical assistance for communities interested in utilizing sustainable
tools and methods in order to revitalize local economies, create jobs, protect clean air and water, and
improve the quality of life for residents. Seeking to apply livability principles at the local level, this program
intends to help communities that are new to implementing sustainable community development
approaches. Technical assistance projects will involve a one‐ to two‐day visit including:


Public engagement, such as a meeting or workshop;



Direct consultation with decision‐makers whose work relates to implementing smart growth
approaches; and



A memo outlining the next steps the community should take to implement the ideas and suggestions
generated during the visit.

The following technical assistance tools are available:
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Tool 1: Planning bikeshare programs



Tool 2: Supporting equitable development



Tool 3: Neighborhood planning for healthy aging



Tool 4: Parking audit



Tool 5: Creating a green streets strategy



Tool 6: Using smart growth to produce fiscal and economic health



Tool 7: Green building toolkit



Tool 8: Sustainability strategies for small cities and rural areas



Tool 9: Land use strategies to protect water quality

More information on the Building Blocks for Sustainable Communities Program can be found at
http://www.epa.gov/smartgrowth/buildingblocks.htm.

KEYSTONE COMMUNITIES PROGRAM
The purpose of this Department of Community and Economic Development (DCED) program is to support
physical improvements to communities that are undertaking revitalization activities. This program also
supports the "designation" of a community with an identified specific need and developed strategy to
fulfill that need. Designated communities will receive technical assistance and preference for funding
requests.
Supported project funding categories are:
 Planning: projects that address a particular need, evaluate the need, address a circumstance within a
community, undertake a study relevant to an identified need within a community, or study the results
of implementing a specific activity.


Implementation: one‐time assistance to help a designated community undertake the critical
components of its five‐year strategy



Keystone Communities Development Grants: financial assistance for a wide variety of physical
improvements including housing, residential and building construction, improvements or
redevelopment, infrastructure, property acquisition, grant‐to‐loan assistance, and costs related to any
of the eligible activities.



Keystone Facade: projects to stimulate private investment in properties, foster an attractive
environment, and preserve the architectural heritage of properties



Anchor Building: renovations to a significant downtown building



Enterprise Zone Revolving Loan Funds: projects to provide loan funding to businesses located within
a designated enterprise zone



Redevelopment: rehabilitation and/or new construction of a structure(s) on previously developed
sites or locations experiencing blighting conditions



Public Improvement: support for a variety of development projects to help eliminate decline, provide
gap financing for proposed projects, and assist in a community’s emergency efforts to recover from a
natural disaster

Funding is also available for accessible housing projects to provide accessibility improvements to housing
units for people with permanent physical disabilities.
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Community designations may be made in the following categories:


Keystone Main Street: community downtown revitalization



Keystone Elm Street: residential and mixed use areas in proximity to a central business district



Keystone Enterprise Zone: disadvantaged industrial/manufacturing and business sites



Keystone Community: alternative approaches to revitalization

This program incorporates three discontinued appropriations: Housing and Redevelopment Assistance,
the Pennsylvania Accessible Housing Program, and the New Communities Appropriation, which was
comprised of three programs: Main Street, Elm Street, and Enterprise Zone. More information on the
Keystone Communities Program can be found at http://www.newpa.com/find-and-apply-forfunding/funding-and-program-finder/keystone-communities-program-kcp

TAX INCREMENT FINANCING GUARANTEE PROGRAM
The purpose of this Department of Community and Economic Development (DCED) program is to provide
credit enhancement for tax increment financing (TIF) projects to promote general economic welfare of
local communities and various regions in Pennsylvania. This program aims to improve market access and
lower capital costs for local governments by providing guarantees to issuers of bonds or other obligations.
This program focuses on assisting in and stimulating the development, redevelopment, and revitalization
of brownfield and greenfield sites.
Projects must be for the redevelopment, reuse, or revitalization of previously developed land, including
previously mined areas, or development of undeveloped land that may be the subject of future
development pursuant to any existing comprehensive municipal plan (and is zoned for that development
at the time of application).
Priority will be given to projects that:


Are located in areas with a high unemployment rate, declining population, significant inventory of
brownfields or vacant housing, or other indicators for economic development



Are located in an urban or core community, and are designed to redevelop a site that is not utilized at
the time of application

More information on the Tax Increment Financing Guarantee Program can be found at
http://www.newpa.com/find-and-apply-for-funding/funding-and-program-finder/tax-incrementfinancing-tif-guarantee-program.

OPPORTUNITY ZONES PROGRAM
The Opportunity Zones Program was enacted as part of the 2017 tax reform package (Tax Cuts and Jobs
Act). The program is designed to drive long‐term capital to rural and low‐income urban communities
throughout the nation, and uses tax incentives to encourage private investment in impact funds.
Investors are eligible to receive certain tax benefits on unrealized capital gains reinvested in Opportunity
Zones through pooled Opportunity Funds. The program is designed to minimize cost and risk to the
taxpayer. Investors bear the risk on all their originally deferred capital gains, minus a modest reduction for
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long‐term holdings, regardless of whether subsequent investments have increased or decreased in value.
Neither tax credits nor public‐sector financing is involved.
The program uses low‐income community census tracts as the basis for determining the eligible areas.
Twenty‐five census tracts in Lower Bucks County were determined to be eligible, including parts of Bristol
Township and Bristol Borough. (See Map 10). Once implemented Opportunity Funds would then be able
to invest in Opportunity Zone Property, which are defined as:


Qualified opportunity zone stock – any stock in a domestic corporation



Qualified opportunity zone partnership interest – any capital or profits interest in a domestic
partnership



Qualified opportunity zone business property – tangible property used in a trade or business of the
qualified opportunity fund that substantially improves the property

In April 2018 the Bucks County Commissioners requested state approval of the Opportunity Zone Program.
Following formal administrative procedures to finalize the law by the U.S. Department of the Treasury,
implementation of the program has been released and can be found at: https://dced.pa.gov/programsfunding/federal-funding-opportunities/qualified-opportunity-zones/.

REDEVELOPMENT ASSISTANCE CAPITAL PROGRAM
The purpose of this Pennsylvania Governor's Office program is to attract and retain jobs in Pennsylvania
by providing support to large, economically transformative projects for development. This program will
prioritize projects that will have the greatest financial impact on Pennsylvania, and are large, regional
economic development projects that will create and retain jobs, generate new tax revenue, and can
demonstrate long‐term sustainability. Projects with cultural, historic, or civic significance are eligible.
Eligible costs for reimbursement include:


Construction



Interest during construction



Permits



Land



Work related to abatement of hazardous materials



Acquisition costs

More information on the Redevelopment Assistance Capital Program can be found at
http://www.budget.pa.gov/Programs/RACP/Pages/Main%20Page.aspx

EPA BROWNFIELDS PROGRAM GRANT FUNDING
EPA's Brownfields program provides direct funding for Brownfields assessment, cleanup, revolving loans,
and environmental job training. To facilitate the leveraging of public resources, EPA's Brownfields Program
collaborates with other EPA programs, other federal partners, and state agencies to identify and make
available resources that can be used for Brownfields activities. In addition to direct Brownfields funding,
EPA also provides technical information on Brownfields financing matters.
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Brownfields Assessment Grants provide funding for Brownfields inventories, planning, environmental
assessments, and community outreach.



Brownfields Revolving Loan Fund Grants provide funding to capitalize loans that are used to clean up
brownfields.



Brownfields Cleanup Grants provide funding to carry out cleanup activities at brownfield sites owned
by the applicant.



Brownfields Area Wide Planning Grants provide funding to communities to research, plan and develop
implementation strategies for cleaning up and revitalizing a specific area affected by one or more
brownfields sites.



Brownfields Environmental Workforce Development and Job Training (EWDJT) Grants provide
environmental training for residents of Brownfields communities.

More information on the EPA Brownfields Program grant
https://www.epa.gov/brownfields/types-brownfields-grant-funding

funding

can

be

found

at

PENNSYLVANIA’S LAND RECYCLING PROGRAM
Pennsylvania’s Land Recycling Program (Voluntary Cleanup Program) was established by a series of
legislation enacted in 1995. This package (Acts 2, 3 and 4 of 1995) serves as the basis for what is more
familiarly known as the Land Recycling Program or simply ‘Act 2.’ The Land Recycling Program encourages
the voluntary cleanup and reuse of contaminated commercial and industrial sites.
The Land Recycling Program is built on four cornerstones that break down redevelopment obstacles:


Uniform cleanup standards: enables the remediator to clearly understand the extent and cost of site
cleanup. The selection of standard(s) assures that a site is protective of its present and future use. A
property used for industrial development need not be as clean as a residential site.



Liability relief: addresses the concerns that previously inhibited site redevelopment and sale of
properties, the liability protection extends to future owners.



Standardized reviews and time limits: provides date certainty. Consistent reporting requirements and
standardized review procedures provide a definite time frame for report review.



Financial Assistance: provides grants and low-interest loans for assessment or remediation. These
programs are available to people who did not cause or contribute to contamination at the site.

The goals of the Land Recycling Program are to encourage public sector cleanup of contaminated, vacant
or otherwise underutilized properties and return them to productive use. Further development of
brownfield properties stimulates economic growth, encourages local government partnerships with
business, and maximizes the use of existing infrastructure, thereby preserving prime farmland, open space
and natural areas.

BUCKS COUNTY INDUSTRIAL DEVELOPMENT AUTHORITY (BCIDA)
Bucks Guaranteed
Bucks County has established a loan guarantee program backed by funds held by various county economic
development agencies and lenders in order to foster increased bank lending and leverage. Bucks
Guaranteed aims to increase private investment in both equity and debt, while reducing capital outlays

107

Bristol Township
from public financing programs, where demand traditionally outstrips available resources. The program
will target companies in the county that have a clear and demonstrated competitive advantage that
encourages growth and expansion, while still providing workers with good jobs at family sustaining wages.
Examples of acceptable uses for this program include:


Reuse of Greyfield and Brownfield sites that require remediation



Main Street and downtown redevelopment related to smart growth



Improvements to critical infrastructure



Related activities

Bucks Rebuilt
A $1 million fund designed to invest in the revitalization and adaptive reuse of older, vacant, and
abandoned or underutilized Brownfields or Greyfields at industrial and manufacturing sites and facilities
throughout Bucks County. Funds from this program can be used to:


Acquire land and buildings



Demolish abandoned, underutilized, or unutilized buildings



Facilitate site clearance



Infrastructure improvements including utilities, water and sewer systems, access roads, and parking



Environmental remediation, but only as part of an overall development project

Generally, Bucks Rebuilt Investments (BRI) will be limited to support for the acquisition, demolition, site
clearance, infrastructure improvements, and in certain instances environmental cleanup of abandoned,
underutilized, or unutilized industrial and manufacturing properties.
Up to $500,000 may be invested in such projects at below market interest rates to a developer,
municipality, or other eligible not-for-profit entity for such purposes. In no case can BRI funds represent
more than 40 percent of total project costs. The length of the loan and the other terms will be subject to
negotiation with the Bucks County Industrial Development Authority (BCIDA).
Bucks Rebuilt Investments (BRI) Program Overview:


To restore abandoned, underutilized, or unutilized industrial and manufacturing property to
productive use



To target public resources for the redevelopment of properties in developed areas already well served
by roads, rail, infrastructure and utilities, and where possible, public transportation



To reduce the pressure on Bucks County's remaining open spaces, natural resources, and scenic areas
by concentrating redevelopment efforts on such sites as opposed to supporting 'Greenfield'
development

Bucks Renewed
A $1 million fund designed to promote new investments in Bucks County’s numerous downtowns. Funds
are limited to renovations of significant downtown buildings, or a project that represents core
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improvements in a well thought out downtown revitalization plan. Funds from this program can be used
to:



Acquire, adapt, restore, and/or revitalize a building of significant commercial, historic or cultural value
Make infrastructure or site improvements that will improve access, use, or viewscapes that will result
in a demonstrable improvement to the downtown experience



Undertake innovative investments, such as the re-purposing of alleyways or the backs of buildings to
provide a second ‘front door’ for downtown consumers and guests



Assist in financing a façade improvement fund; limited to occupied buildings that are already engaged
in commercial enterprises and where the improvements are part of an overall merchandising and
revitalization plan where there is a 4 to 1 private to public dollar match in funding



Assist in financing investments in upper stories of downtown commercial buildings that will result in
an income stream for merchants and affordable housing or other commercial uses which will
strengthen the downtown economy

Up to $500,000 may be invested in such projects at below market interest rates to a developer,
municipality, or other eligible not-for-profit entity for such purposes. In no case can Bucks Renewed funds
represent more than 40 percent of total project costs. The length of the loan and the other terms will be
subject to negotiation with the Bucks County Industrial Development Authority (BCIDA).
Core Industry Fund
Over $2 million is available in low interest financing to assist small businesses to grow and expand,
particularly those seeking to acquire and improve blighted properties in distressed areas, areas of higher
unemployment, or within Bucks County’s state designated Enterprise Zone. Funding can be used for such
activities as:


The acquisition of land and/or buildings



Site preparation, including clearance, demolition, and removal of abandoned or unutilized buildings
and related infrastructure improvements



Machinery and equipment acquisition



Working capital loans

Businesses can secure as much as $400,000 in funding from this program to support these kinds of
ventures, so long as more than half the jobs created go to low and/or moderate income workers (generally
a worker for whom no specialized skills are needed to perform the job for which they are hired or for
underemployed or unemployed individuals), or the funds are used to prevent or eliminate blight
(generally an area or building that cannot reasonably be occupied in its present state). One new full time
job is created for each $35,000 dollars of Core Industry Fund dollars invested when the borrower shows
strong evidence of being able to pay back any loans made.
New Economy Fund
Over $2 million in discounted financing is available to assist the BCIDA in pursuing a policy of ‘intelligent
growth' that:
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Supports and encourages the revitalization and adaptive reuse of older, vacant, and abandoned or
underutilized industrial and manufacturing facilities



Utilizes Bucks County’s strength as a major freight center, in road, rail, and water



Capitalizes on good job opportunities and sustainable wages in areas including, but not limited to,
biotechnology, life sciences, transportation, advanced manufacturing, distribution and related
support enterprises in management, logistics, and Information technology



Builds on the Bucks County’s comparative economic advantage in the fields of healthcare, medical
device manufacturing, and health care delivery



Promotes job creation of sustainable wage and high skilled jobs essential to retain our young adult
cohort, the future business and civic leaders, entrepreneurs, and innovators Buck County will need to
support a 21st Century economy

Businesses and investor/developers can secure as much as $500,000 in funding from this program to
support these kinds of ventures, so long as there is at least a dollar for dollar match in debt and equity
financing. One new full time job is created for each $35,000 dollars of New Economy Fund dollars invested
when the borrower shows strong evidence of being able to pay back any loans made.

PENNSYLVANIA INDUSTRIAL DEVELOPMENT AUTHORITY (PIDA)
Enterprise Zone
The Bucks County Enterprise Zone provides benefits to areas within Bristol Township including grants, job
training, tax credits, and minority business development offered by the Pennsylvania Industrial
Development Authority.
The Enterprise Zone Program is designed to increase the quantity and quality of the available job
opportunities within an Enterprise Zone area. The Enterprise Zone is administered by the Redevelopment
Authority in coordination with an advisory committee of volunteer members representative of the
participating municipalities. Enterprise Zone areas in Bristol Township include Rohm and Haas, Croydon
Industrial Park, Keystone Industrial Park, Bristol Industrial Park, Green Lane, Riverfront North, Edgely
Industrial Park, and Riverside Industrial Complex. Designated Enterprise Zones are given priority
consideration to facilitate business investment and job creation. The business development strategy is
designed to maximize new private sector investment by optimally utilizing public sector resources.
A primary mission of the Enterprise Zone is to provide the coordination and communication between the
business community and the public sector. The Enterprise Zone of Bucks County can be effective in
coordinating business needs (financial or technical) with the correct public sector agency and providing
the business community with access to existing and new resources (financial and technical) available for
business growth and expansion. The Enterprise Zone Program places a priority on assistance to businesses
involved in industrial, manufacturing and export services.
The Bucks County Enterprise Zone is up for re-authorization in early 2019.
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PENNSYLVANIA DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES (DCNR)
Community Conservation Partnerships Program
The Bureau of Recreation and Conservation administers the Community Conservation Partnerships
Program—known as C2P2— which combines several funding sources into one grant program. Applications
are accepted once a year, typically in the spring.
Eligible Community Recreation Projects:


Rehabilitation and development of parks and recreation facilities



Design and construction of trails, including rail-trails, trail networks and local greenway corridors



Acquisition of land for parks, active and passive recreation facilities, and trails



Feasibility studies (pools, community centers, skateboard parks), trail and trail network studies



Master site plans for development or redevelopment of a park or other recreational-use site



Comprehensive recreation, park and open space plans—county, multi-municipal, local



Playground rehabilitation in small communities (less than 5,000 residents)

Eligibility:


Counties



Municipalities



Municipal agencies



Nonprofit organizations



State Heritage Areas



Prequalified land trusts



For-profit enterprises (for some grant types)

Most programs require a minimum cash or noncash matching contribution from the applicant that is equal
to 50 percent of the project cost.
https://www.grants.dcnr.state.pa.us/Dashboard/Grants#Development

PENNSYLVANIA DEPARTMENT OF COMMUNITY AND ECONOMIC DEVELOPMENT (DCED)
Keystone Communities Program
The Keystone Communities (KC) program is designed to encourage the creation of partnerships between
the public and private sectors that jointly support local initiatives such as the growth and stability of
neighborhoods and communities; social and economic diversity; and a strong and secure quality of life.
The program allows communities to tailor the assistance to meet the needs of its specific revitalization
effort.
A flexible tool for use in community and economic development for a variety of uses including planning
activities, façade grant programs, accessible housing programs, and development grants.
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Eligibility:


Local governments (counties, cities, boroughs, townships, towns, and home rule municipalities)



Redevelopment and/or housing authorities



Nonprofit organizations to include economic development organizations, housing corporations, etc.



Community development corporations



Business improvement districts, neighborhood improvement districts, downtown improvement
districts, and similar organizations incorporated as authorities

A dollar-for-dollar match is required for planning, development, and façade improvement activities.
http://dced.pa.gov/download/keystone-communities-program-funding-guidelines/?wpdmdl=76102
Greenways, Trails, and Recreation Program
Act 13 of 2012 establishes the Marcellus Legacy Fund and allocates funds to the Commonwealth Financing
Authority (the “Authority”) for planning, acquisition, development, rehabilitation and repair of
greenways, recreational trails, open space, parks and beautification projects using the Greenways, Trails
and Recreation Program (GTRP).
Eligible projects include development, rehabilitation and improvements to public parks, recreation areas,
greenways, trails and river conservation.
Eligibility:


For-Profit Businesses



Municipalities



Councils of Governments



Authorized Organization



Institution of Higher Education



Watershed Organization

Grants shall not exceed $250,000 for any project. A 15% match of the total project cost is required.
http://dced.pa.gov/download/greenways-trails-recreation-guidelines-2017/?wpdmdl=69670

MULTIMODAL TRANSPORTATION FUND
The Multimodal Transportation Fund provides grants to encourage economic development and ensure
that a safe and reliable system of transportation is available to the residents of the commonwealth.
Funds may be used for the development, rehabilitation and enhancement of transportation assets to
existing communities, streetscape, lighting, sidewalk enhancement, pedestrian safety, connectivity of
transportation assets and transit-oriented development.
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Eligibility:


Municipalities



Councils of Governments



Businesses



Economic Development Organizations



Public Transportation Agencies



Ports-Rail/Freight

Grants are available for projects with a total cost of $100,000 or more. Grants shall not exceed $3,000,000
for any project.
http://dced.pa.gov/download/multimodal-transportation-fund-guidelines-2017/?wpdmdl=71048

COASTAL RESOURCES MANAGEMENT PROGRAM (CRM)
CRM receives an annual grant award from the National Oceanic and Atmospheric Administration (NOAA).
This award provides for a portion of the funds to be used for eligible projects that address one or more of
the priority areas of the CRM program. Applications are evaluated and awarded through a competitive
process. The funds are distributed through sub-grant awards to state and local government agencies as
well as nonprofit groups located in or having facilities in the Delaware Estuary or Lake Erie Coastal Zones.
http://www.dep.pa.gov/Business/Water/Compacts%20and%20Commissions/Coastal%20Resources%20
Management%20Program/Pages/Grants.aspx

COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG)
Community Development Block Grant (CDBG) Program funds are provided by the Department of Housing
and Urban Development and competitively allocated to local communities for a range of activities. Funds
are primarily designed to assist low and moderate income households, which can be either through
physical improvements such as road repair and housing rehabilitation, to providing operating assistance
to homeless shelters and other public service projects. The activity must meet a national objective, being
either to help low or moderate income persons or households, help erase blight on either an area or spot
basis, or be an urgent need.
Eligible activities include, but are not limited to: Activities Related to Housing; Other Real Property
Activities; Public Facilities; Activities Related to Public Services; Activities Related to Economic
Development; Assistance to Community Based Development Organizations. This flexible grant fund can
be used to target a neighborhood or provide municipal-wide support.
In Bucks County, the $2.1M funds are administered by the county and are allocated on a yearly basis
through an application process, usually begun in the early spring. Bristol Township has used CDBG funding
to help with emergency homeowner repairs, park revitalitaztion, and funding community development
organizations to perform eligible activities.
http://dced.pa.gov/programs/community-development-block-grant-cdbg/
http://www.buckscounty.org/government/CommunityServices/HousingAndCommunityDevelopment/C
ommunityDevelopment
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Appendix B. Economic SWOT Analysis for
Bristol Township and
Lower Bucks County

Economic SWOT
Analysis for Bristol
Township and Lower
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INTRODUCTION/PROJECT OVERVIEW
Lower Bucks County is poised to benefit greatly from the completion of the new interconnection between
I-95 and the PA Turnpike in Bristol Township. The construction has already brought new jobs to the area,
and is expected to drive new business development that could create new long-term jobs, land
redevelopment, and economic growth in Bristol Township and Lower Bucks County. Residents,
businesses, and visitors to the area will have better access to economic centers along I-95 and the PA and
NJ Turnpikes when the “Missing Link” in the I-95 highway corridor is completed after many decades of
planning.
This economic Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis seeks to understand
how Bristol Township and Lower Bucks County can make the most of the interconnection between these
two major highways. For this report, Lower Bucks County is defined as Bristol Township and its contiguous
municipalities – Bensalem, Middletown, and Falls Townships, and Bristol and Tullytown boroughs. The
Bucks County Planning Commission engaged the Economy League of Greater Philadelphia in the first half
of 2017 to conduct the economic SWOT analysis. The study brought together leaders across Lower Bucks
communities in a collective process to identify the strengths, weaknesses, opportunities, and threats to
maximizing economic growth and opportunity in Bristol Township and Lower Bucks County. This analysis
does not represent every characteristic of the township and county, but focuses on the major elements
that will impact the future economic growth of the area. The report serves as a basis for the County and
its municipal and private sectors partners to develop an economic development strategy for Bristol
Township and surrounding communities.

PA TURNPIKE/I-95 INTERCONNECTION
Construction on the interchange between the PA Turnpike and Interstate 95 began in 2010 and Stage 1 is
expected to be completed by 2019. This includes building the high-speed interchange from I-95N to PA
Turnpike East, road widening, and cashless tolling booths. Stage 2 builds out the remaining six ramps at
the interchange, and Stage 3 (expected after 2025) would construct a new parallel bridge over the
Delaware River.
In 2000, the Economy League completed an economic impact study of the interchange project called
“Value of Connections”. Through economic impact estimates and research from a series of case studies
from the region and nation, it found that such investment yields a variety of benefits for local
communities, including: better transportation access, enhanced market attractiveness for local
businesses, lower costs of doing business as a result of better access and increased economic activity.
Despite changes in the economy in the ensuing years, the completion of the project is expected to bring
many of these benefits to Bristol Township and surrounding communities in Lower Bucks County.

METHODOLOGY/PROCESS
A SWOT analysis is a strategic planning tool used by organizations and communities to understand where
the community stands today. The SWOT analysis identifies key internal and external factors that impact
the area’s assets and competitive advantages, and the factors that hold the area back from its potential.
Ultimately, this analysis leads to the development of a strategic direction and plan to promote long-term
economic vibrancy1.

1

U.S. EDA, Comprehensive Economic Development Strategy (CEDS) Content Guidelines
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The Economy League worked with a project steering committee from the Bucks County Planning
Commission and Industrial Development Authority who guided research and report development. Input
for the report was gathered from research and analysis of publicly available data, four one-on-one
interviews with stakeholders, and a stakeholder roundtable. The roundtable convened over 30
community leaders including elected officials, public officers, business owners and real estate developers
to provide input on the SWOT analysis and begin identifying strategies to maximize the area’s economic
potential. The full list of project steering committee members, interviewees, and stakeholder roundtable
participants can be found in the Appendix.

UNDERSTANDING BRISTOL TOWNSHIP AND LOWER BUCKS STRENGTHS
Strengths are the competitive advantages and unique assets that Bristol Township and Lower Bucks
possess. These strengths can be leveraged to plan for and ensure long-term viability for growth. Lower
Bucks County is well-positioned for business activity with strong fundamentals in its location and existing
industrial business infrastructure and workforce.
Bristol Township and Lower Bucks are well-situated along major population and business corridors.
Lower Bucks is close to major population and business centers in Philadelphia and New York City. More
than 11 million people live within a 50-mile radius, and more than 30 million live within a 100-mile radius,
with easy accessibility to highways, rail, and water via the Delaware River.
Extensive business infrastructure in the area supports industrial activity.
Lower Bucks’s and Bristol Township’s location has historically made it attractive for industrial uses, and
today there continues to be a relatively high share of industrial businesses. One out of four establishments
in Bristol are in manufacturing, wholesale trade, transportation, or warehousing, a higher share of
industrial activity than the County or the region.2 These are also the industries that would most benefit
from improved transportation access due to the new interconnection.

Share of Establishments in Bristol Township and Lower Bucks
30%
25%
20%
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10%
5%
0%
Industrial

Source: 2012 Economic Census

2
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Health Care

Bristol Township

Service Industry

Other

Lower Bucks

U.S. Economic Census, 2012, The chart for the Share of Establishments in Bristol Township and Lower Bucks does
not include establishments in Tullytown borough due to a lack of data.
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Bristol Township leadership is business-friendly and reinvesting in the community.
Bristol Township’s Council has adopted a more business-friendly posture in recent years and advanced a
variety of infrastructure investments. Two-thirds (~120 miles) of the Township’s roads have been repaved
in the past five years, all the street lights have been upgraded to LED, and the municipal complex has been
renovated.3 These infrastructure improvements complement the regional and state infrastructure
investments, and position Bristol Township as a place ready for business.
The Enterprise Zone of Bucks County is a powerful economic development tool.
The Enterprise Zone of Bucks County, which covers parts of six municipalities in Lower Bucks, is a valuable
economic development tool that has been in place for several years. The Enterprise Zone serves as a “OneStop-Shop” for small businesses and start-ups, and makes available a variety of tax credits, low-interest
loans, brownfields funding, and job creation incentives and job training programs. Several industrial areas
and properties along Route 13 in Bristol Township are part of the Enterprise Zone, which prioritizes
businesses involved in industrial, manufacturing, and export services. The Enterprise Zone designation has
brought many businesses to Bristol, but is set to expire in July 2018. While some state and local benefits
could extend beyond then, new economic development tools to market Bristol’s assets and provide
targeted support to existing businesses may be needed.

Areas highlighted in yellow are part of the Enterprise Zone of Bucks County.

Bristol Township and Lower Bucks are home to a strong and skilled industrial workforce.
Bristol Township has a strong industrial workforce, with nearly 30% of residents in industrial occupations.4
There is a larger concentration of these occupations in Bristol as compared to Bucks County, which only
has 18% of its workforce in industrial occupations.

3

Bristol Township State of the Township, 2017
American Community Survey, 2015. Industrial occupations are natural resources, construction and maintenance
and production, transportation, and material moving categories, as defined by the Bureau of Labor Statistics.

4
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Occupations in Bristol Twp and Lower Bucks by Type
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In an interview, industrial analysts at real estate firm JLL described the recent growth in the Lehigh Valley
and Central Pennsylvania as developers sought large parcels to build regional distribution centers.
However, many of these companies struggled to expand due to challenges in hiring a skilled workforce. In
Bristol Township, the availability of a complementary workforce may increase the attractiveness of the
area.
The Lower Bucks campus of the Bucks County Community College is a valuable workforce development
asset.
In addition to the existing workforce, Lower Bucks has an asset to prepare the future workforce. The Lower
Bucks campus of Bucks County Community College (BCCC) supports local residents in providing
opportunities to obtain associate’s degrees and certifications, and offers specialized training through its
Advanced Manufacturing Training Center. The Center has increased its offerings with partnerships with
major employers. Participants at the stakeholder roundtable pointed to the newly developed Gas Pipeline
Mechanic training program as an example of a partnership with PECO that will train the local workforce
to take advantage of new opportunities in the natural gas industry. BCCC expects that students who
complete this seven-week course will be able to be quickly employed at family-sustaining wages and enter
the growing natural gas industry.
The housing stock in Lower Bucks County is attractive and affordable.
Beyond the business opportunities, Bristol Township offers an affordable and suburban lifestyle. Building
upon its Levittown legacy, the housing stock in Bristol is strong and economical. Housing makes up about
1/3 of Bristol Township’s land use, and 77% of its homes are single-family, one of the highest proportions
in the County5.
The median housing value is $206,300, significantly lower than Bucks County’s median value of $308,800,
and lower than median values in most neighboring townships. Median housing value in Bristol Township
has fallen about 15% since 2010, but in the past year, the average home sales price was up 11% from

5

Bucks County Planning Commission Land Use Data 2016
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2015, indicating a recovery in home prices6. Bristol Township’s inexpensive housing was part of the reason
that Levittown was cited as one of the best places to live in America by Money Magazine in 2016.7

Median Housing Values in Lower Bucks County
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Population in Lower Bucks is projected to grow.
Bristol Township’s population is expected to grow over the next two decades, increasing by 12% and
growing from 54,000 residents to 60,000 by 2040.8 This growth rate is on par with the County’s projected
growth. Participants in the stakeholder roundtable emphasized both how Bristol boasts long-time
residents with a strong sense of community pride, and is experiencing an increase in the number of young
people and families moving into the community. The percentage of people aged 20-34 living in Bristol
Township, which includes millennials, increased from 18.7% in 2010 to 21.2% in 2015.9
Commuter rail service increases transportation options.
Bristol Township is not only well-served by highway connections, but residents also benefit from
commuter rail service on the Trenton Line which connects Bristol to Philadelphia (40 min to Center City)
and Trenton (15 min). In the past decade, SEPTA has undertaken station improvements along the Trenton
line, the 3rd most utilized Regional Rail line, which serves nearly 13,000 residents on an average weekday.10
Both the Croydon and Levittown stops have undergone recent station modernizations, with Levittown’s
upgrade expected to be completed in 2018.
The Delaware River waterfront attracts industry and residents.
Waterfront access to the Delaware River is an asset in Lower Bucks County. On the business side, there
are active ports at the Riverside Industrial Complex in Bristol Township and the larger deepwater port in
Fairless Hills, at the site of the former U.S. Steel mill. Access to interstate highways, water, and rail is a
unique business advantage of Lower Bucks.
New investment is also taking advantage of recreational opportunities along the Delaware. Bristol
Borough’s $3M investment in a new pier and docks at the Bristol Wharf is connecting the community to

6

American Community Survey, 2015
Money Magazine, http://time.com/money/collection-post/4469035/levittown-pennsylvania/
8
DVRPC Population Forecasts 2016
9
American Community Survey, 2010 and 2015
10
SEPTA Operating Statistics 2016
7
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the waterfront in a new way. As industrial businesses now require less direct access to the waterfront,
residents may be able to take advantage of new recreational activities along the Delaware.

UNDERSTANDING BRISTOL TOWNSHIP AND LOWER BUCKS WEAKNESSES
A region’s weaknesses are its competitive disadvantages. This includes areas that could stand to be
improved, or challenges that hold the region back from achieving its full potential. Weaknesses are often
internal factors, and identifying weaknesses leads to plans to address the challenges that the region faces.
In Bristol Township and Lower Bucks County, the area’s historical reliance on industrial activity could make
growth more challenging, especially with aging commercial and industrial stock.
Bristol Township and Lower Bucks economy’s reliance on industry can hinder growth if industrial
activity declines.
While the local economy’s concentration of industrial activity is a strength, it could also be a weakness if
industrial opportunities do not materialize. Bristol has seen this occur with the closing of the U.S. Steel
plant at Fairless Hills, and nationally there is a long-term decline in manufacturing jobs.11 The
unemployment rate (9.4%) is higher than the County average (7%), and Bristol Township has a median
income of $58,000, nearly $20,000 less than the Bucks County median.12
Much of Bristol Township’s industrial and commercial stock is aging and underutilized.
The physical landscape has also been impacted by industrial downsizing. Much of Bristol Township’s
commercial and industrial stock dates to its rapid growth in the 1960s and 1970s. Today, many of these
buildings are aging and deteriorating. The 2013 Blight Report for the Bristol Pike Revitalization Area found
that just over 50% of the buildings within this 230 acre area along Route 13 were blighted and
underutilized. The study found that these properties have a negative impact on adjacent parcels, and
prevent the area from reaching its full economic potential. Furthermore, several industrial properties
along Route 13 and around the Township are on brownfields, which often have a high cost for remediation
and demolition of obsolete infrastructure on the property.
Commercial activity in Bristol Township is currently oriented towards through traffic, rather than the
community.
Stakeholders highlighted the lack of community-oriented retail as a weakness of the area. The automotive
services, gas stations, and convenience stores currently along major commercial corridors cater to traffic
passing between the Turnpike and I-95. Participants in the stakeholder roundtable emphasized the
challenge in bringing in more resident-oriented retail such as restaurants and retailers instead of
attracting less active uses such as self-storage facilities.
Bristol Township’s high tax rate presents challenges to attracting and retaining residents and
businesses.
Bristol Township has the highest school district tax rate in Bucks County (213 mill), which when combined
with the municipal tax rate (23.98 mill), makes Bristol Township the second highest tax rate in Bucks
County.13 Recognizing this challenge, the Township Council has worked to keep the municipal tax rate flat,
and even decreased it slightly in 2012. While Bristol has the second-highest tax rate, the average amount
of tax paid is lower than in other Bucks County communities due to lower property values.

11

Bureau of Labor Statistics, Employment by Major Industry Sector 2004-2024
American Community Survey, 2015
13
Bucks County Millage Rates 2017
12
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Additional workforce training may be needed to support relatively low levels of higher education
attainment.
Lower Bucks’ industrial specialization has translated into relatively low levels of educational attainment,
which would make a pivot into other employment sectors more challenging. While 89% of Bristol
Township residents have completed high school or the GED equivalent, only 14% have a bachelor’s degree
or higher. In Bucks County, 37% of residents have completed college.14 The local workforce, while
complementary for industrial activity, would require workforce training to adapt to a changing economy.
Projections from the Georgetown Center on Education and the Workforce estimate that by 2020, 63% of
jobs in Pennsylvania will require at least some postsecondary education or training.15
Limited sewer capacity inhibits new development in Bristol Township.
The EPA issued a consent decree in 2010 for numerous clean water violations and the PA Department of
Environmental Protection banned new sewer connections in response.16 While modernizations to the
Township’s Wastewater Treatment Plant are underway and the PA DEP has allowed some new sewer
connections within the past few years, facility expansion will be necessary to increase capacity and future
development and redevelopment potential for the area.

UNDERSTANDING BRISTOL TOWNSHIP AND LOWER BUCKS OPPORTUNITIES
Opportunities may include strategies or options that are available to a community, which can be leveraged
to promote economic prosperity. These opportunities can either build upon existing strengths or help to
overcome weaknesses. In Bristol Township and Lower Bucks County, the increase in highway accessibility
as well as existing accessibility to rail and waterfront have the potential to capture renewed interest by
local residents and new businesses.
The completion of the first stage of the I-95/Turnpike project will bring significant attention to Lower
Bucks.
Given the scale and history of the I-95/Turnpike project, the completion of the interconnection could
represent a major marketing opportunity for Bristol Township and nearby communities to become the
“Crossroads of Southeastern Pennsylvania”. In addition, there is an opportunity to build upon the
momentum and marketing efforts in Bristol Borough, the 2017 winner of the national Small Business
Revolution competition. Participants at the Stakeholder Roundtable highlighted how recent investments
in improving the Main Street and waterfront are making Bristol Borough into a destination location, with
the potential to draw visitors from across the region.
Bristol Township and Lower Bucks are well-positioned to meet rising demand for distribution driven by
e-commerce.
Nationally, the rapid growth in e-commerce has led to increased demand for distribution centers,
particularly those that serve the “last mile” in deliveries.17 Just across the river from Bristol Township and
Bucks County, Amazon opened three new fulfillment centers in the past three years, hiring over 5,000
workers.18 Lower Bucks is well-positioned to meet this interest, particularly as more consumers demand

14

American Community Survey, 2015
Georgetown Center on Education and the Workforce, Recovery – Job Growth and Education Requirements by
2020
16
EPA Bristol Township Clean Water Act Settlement
17
E-commerce 2.0: Last-mile Delivery and the Rise of the Urban Warehouse. Development Magazine, NAIOP.
Spring 2017
18
Amazon to open 2 new facilities, provide 2,000 new jobs in N.J. NJ.com, 4/27/16
15
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same-day or next-day deliveries. Around 25% of the land is zoned for industrial uses, although participants
at the stakeholder roundtable also highlighted that some of this land will need to be remediated and
redeveloped before it can be actively used.

LAND USE IN BRISTOL TOWNSHIP
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Redevelopment efforts along major commercial corridors open the door to new commercial activity.
With the completion of the $36.7 million Route 13 Revitalization earlier this year, traveling along Bristol
Township’s key commercial corridor is safer and easier for local traffic and pedestrians. Access to this
commercial corridor will also be improved with a signalized Turnpike interchange that is anticipated to be
completed this year. Bristol’s other major commercial corridor, Route 413, is currently zoned under the
Township’s Town Center Overlay, which could also facilitate business development interest.
These infrastructure improvements lay the groundwork for new commercial interest in the area, who may
also be attracted by low rents. Beyond retail, industrial analysts at JLL highlighted the potential in Bristol
Township for flex space and R&D facilities to support local manufacturing and industrial activity. In
addition, there are new development opportunities as the Bristol Township School District prepares to
sell several former elementary school properties after the consolidation of a number of schools in the
district although redevelopment of these sites may have limitations due to potential land use impacts
since these sites are typically surrounded by existing residential uses.
Growing demand in accessible, amenity-rich neighborhoods could increase new residents’ interest in
Bristol Township and Lower Bucks.
Nationally and regionally, there is growing demand for communities that are accessible to destination
locations and near amenities. The Urban Land Institute’s national survey of Views on Housing,
Transportation, and Community in 2015 found that just over half of all Americans, and 63% of the
millennial generation, would like to live in a place where they do not need to use a car very often.
Stakeholder participants also highlighted how the rail connections could be leveraged to attract new
residents who do not own cars, but still seek easy access to major cities. By building upon the affordable
housing stock and easy accessibility to transit stops and major destinations, Bristol Township and Lower
Bucks would be well-positioned to capitalize upon this demand.
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Additional improvements in the waterfront for recreational uses improves residents’ quality of life.
While deindustrialization has resulted in economic challenges for many communities, it has also given rise
to renewed focus on the recreational potential of major waterways. Multiple efforts have been planned
to make the Delaware River more accessible to provide more recreational options for residents and attract
visitors to the area. In Bristol Township, a new section of the Delaware and Lehigh Canal Trail, completed
in 2016, connects Bristol Township to regional greenway efforts, and there is potential to increase
connections to surrounding trail networks. Bristol Borough’s waterfront and wharf investments also
represent an opportunity to bring in new visitors. As progress is made around improving water quality
and restoring wetlands up and down the Delaware River watershed, the Delaware River could be a major
recreational asset.

UNDERSTANDING BRISTOL TOWNSHIP AND LOWER BUCKS THREATS
Threats are obstacles that Bristol Township and Lower Bucks currently face or will face. These threats may
include adverse activities or conditions both inside and outside the study area as well as national trends
that may negatively affect the local economy. Threats are important to recognize, because if unaddressed,
they risk having a negative impact on the area. Bristol Township and Lower Bucks are part of a competitive
arena in the region for businesses and residents, and need to ensure that they are prepared for an increase
in growth.
There is strong competition from neighboring communities for residents and businesses.
In a thriving region and strong market, competition can spur growth across all communities, and the
improved transportation accessibility from the I-95/PA Turnpike will benefit neighboring communities.
Stakeholder roundtable participants pointed out that Bristol Township should work with surrounding
communities to build upon their synergies and lift the economic profile of Lower Bucks County as a whole.
However, if neighboring areas are better able to take advantage of their competitive advantages, they
may draw growth away from Bristol Township. For example, Bensalem’s recent investments in Waterfront
Renaissance housing developments are offering new housing typologies to attract residents. Lower Bucks
County has fewer office developments than other suburban areas like King of Prussia and Malvern/Exton.
Concentrations of retail in Oxford Valley and King of Prussia may make luring retailers to Bristol Township
a challenge. Across the river, economic development programs like GrowNJ have attracted new
businesses and industrial activity to Burlington County.
Bristol Township and Lower Bucks need to be prepared to accept new growth.
Demand is expected to increase due to the completion of the interconnection. Local sewer authorities
should ensure that it is prepared to accept new growth. If not addressed, the sewer capacity limitations
could deter investors and businesses. A renewed examination of the Township’s zoning code, in light of
the new interconnection, will also be critical to realign land use regulations with changing demand.
The uncertain future of large industrial parcels will influence development.
Bristol Township is home to many large industrial parcels which will influence development in the area.
Some of these parcels, such as the Dow facility, face an uncertain future as the company undergoes a
merger with Dupont. On the other side of the Township, progress on Herring Properties’ 1 million square
foot Bristol Commerce Center will also influence the trajectory of the Township and surrounding
communities. In 2017, new industrial construction projects in Bucks County may be limited, but include
the Bristol Commerce Center.19

19

JLL Philadelphia Logistics Outlook, Q42016
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Bristol Township does not currently have a clear, community-driven plan.
Lastly, to make the most of opportunities that arise from the Turnpike/I-95 connection and other future
developments, it will be critical that the Lower Bucks community come together to define and understand
what type of development is realistic and desirable. Participants in the stakeholder roundtable,
recognizing the potential that Bristol Township could achieve, brought up the question of what kind of
place the Township wants to be in the future. Should the Township be proactively attracting certain kinds
of businesses, jobs, residents? Creating a community-driven plan that addresses these questions will be
critical to successfully leveraging assets and taking advantage of opportunities.

RECOMMENDATIONS/NEXT STEPS
This SWOT analysis is the first step in a longer process to develop a comprehensive economic development
strategy for Bristol Township and surrounding communities in Lower Bucks County. Through this process,
the SWOT analysis surfaced several potential actions to follow to achieve sustained economic growth.
These actions are presented at a high-level, and will require further development before implementation.
Leverage the I-95 connection to raise the profile of Bristol Township and improve business attraction
efforts
The completion of the interchange presents a unique opportunity for Bristol Township to raise its profile
and attract new businesses. Multimodal market access for industry, coupled with a skilled workforce, are
major draws for new businesses that some may not yet be aware of. Developing a marketing plan could
articulate what kind of business environment Bristol offers and communicate what kind of place Bristol
would like to be.
Take steps to reposition older commercial/industrial stock to meet potential increase in demand
The renewal of older commercial and industrial stock would open up new opportunities for development.
This could mean re-evaluating the existing zoning regulations with an eye towards meeting changing
economic realities and capturing new kinds of businesses in relation to improved transportation access.
Properties could also be marketed differently to highlight desirable uses.
Address infrastructure challenges that may constrain growth
Preparing the infrastructure for increased growth or different kinds of land uses would help to facilitate
new development. Increasing capacity for sewer and water, particularly along the major commercial
corridors is important for attracting new investors.
Continue to build workforce training linkages
The skilled industrial workforce in and around Bristol Township is one of the major strengths of the area.
Continuing to build workforce training partnerships between the local community and major employers
would further strengthen the ability of the Township to attract new jobs. Training programs at the Bucks
County Community College have been successful, and other opportunities for building these training
linkages could also be explored.
Develop a community-driven plan
A community-driven plan, one that engages local stakeholders and residents from the beginning of the
process, is more likely to succeed. This engagement helps to drive consensus on what their community
will look like in the future, and facilitate approval and support for future development. The community is
aligned on how to build upon its existing strengths and turn threats and weaknesses into opportunities.
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Having such a plan also brings clarity on community priorities and goals for long-term economic growth
to local residents as well as potential investors and developers.
Appendix
A. Interview Participants
Name
Kurt Schroeder
Jay Roth
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Brian McCurdy
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JLL
JLL
JLL

B. Project Steering Committee
Richard Brahler
Lynn Bush
Pete Krauss
Margie McKevitt
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Matt Walters

Bucks County Planning Commission
Bucks County
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Bucks County Planning Commission
Bucks County Planning Commission
Bucks County Planning Commission
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Name
Mike Borski, Sr
Bill Brady
Richard Brahler
Samantha Brinker
Lynn Bush
Jeff Darwak
Mary Ellen Davis
Jim Dillon
Michael Dvorak
Randee Elton
Jakki Fitzmaurice
Brian Hessenthaler
Dennis Jones
Patrick Kelly
Pete Krauss
Rich Leonowitz
TJ Losch
Bill McCauley
Margie McKevitt
Cynthia Murphy
Angela Nober
Lisa Paglaiccetti
Mark Raup
Jay Roth
Joseph Saxton
Kurt Schroeder
Tom Scott
David Sebastian
Stephanie Shanblatt
Ryan Skoczylas
Mary Ann Wagner
Matt Walters
Phillip Wursta
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Affiliation
The Flynn Company
Bucks County Transportation Management Association
Bucks County Planning Commission
Gilmore & Associates
Bucks County
Redevelopment Authority of the County of Bucks
Lower Bucks Hospital
Bristol Borough
Realty Source, Inc
Bristol Township
Pennsylvania House of Representatives
Bucks County
United States Steel
Jacobs Engineering
Bucks County Industrial Development Authority
Lower Bucks Hospital
Herring Properties
Bristol Township
Bucks County Planning Commission
Bristol Township Council
Bristol Township School Board
Visit Bucks County
PA Turnpike
Jacobs Engineering
Bristol Borough
Gilmore & Associates
Bristol Township
Bucks County Planning Commission
Bucks County Community College
Pennsylvania State Senate
Bristol Township Council
Bucks County Planning Commission
Bucks County Transportation Management Association

