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Introduction

The Borough of Pottstown has decided to create a redevelopment plan for the extensive
area along its formerly industrial western riverfront. Under the Urban Redevelopment Law,
the redevelopment area was studied and many properties were determined to meet the
criteria for blight certification. This redevelopment plan analyzes the area’s economic,
physical and institutional conditions and proposes changes to the vehicular and pedestrian
circulation and land uses.

Description and Boundaries of Redevelopment Area

The Western Riverfront District Redevelopment Area includes the area south of High
Street to the Schuylkill River, extending from the West Pottsgrove Township line east to
the Manatawny Creek; the abandoned Pennsylvania RR ROW,; the intersection of the
Colbrookdale Spur with High and King Streets; the lands east of Pottsgrove Manor to the
Manatawny Creek between High and King Streets; the former dump site east of College
Drive to the Manatawny Creek; the PECO lands with the transformer building on the river
side of College Drive, the certain parcels east of Manatawny Creek on either side of High
Street; the lands of Montgomery County Community College; the lands west of Hanover
Street between Queen Street and Industrial Boulevard; and the former Mrs. Smith's
complex, bounded by Hanover Street, Queen Street, Charlotte Street and Industrial
Boulevard; and a vacant industrial warehouse located at the corner of Industrial Boulevard
and Evans Street.

The Redevelopment Area is depicted on the Redevelopment Area Aerial Map, Exhibit A-1.
Existing uses within this Redevelopment Area are shown on Exhibit A-2.
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Statement of Goals and Objectives

Redevelopment activities in the Western Riverfront District Redevelopment Area are
intended to:

1. Expand the employment and tax base of Pottstown by making more effective use
of economically underutilized properties;

2. Strengthen Downtown Potistown physically and economically and improve

gateways to the Downtown;

Upgrade properties with unsafe physical conditions and ones that are regarded as

public nuisances;

4. Create more effective circulation patterns for vehicles, mass transportation, and
pedestrians; and

5. Enhance Pottstown’s distinctive character by preserving and strengthening the
community’s recreation and riverfront amenities.

w

Land Use Plan

The proposed Land Use Plan is shown on Exhibit B. Park and open space uses are
proposed for the areas between College Drive/Keystone Boulevard and the Schuylkill
River. Industrial, office, and flex uses are proposed for the Keystone Opportunity Zone
(KOZ) areas west of Route 100 between High Street and Keystone Boulevard. The
portions of the Redevelopment Area currently located within the defined Downtown (those
areas east of Manatawny Creek and north of the main Norfolk Southern rail line) are
proposed to remain in retail/lcommercial use. Finally, mixed uses are proposed for the
remaining area-bounded by Route 100, College Drive/industrial Boulevard, Charlotte
Street (and properties in the Redevelopment Area east of Charlotte Street), the main
Norfolk Southern rail line, Manatawny Creek, and King Street-with the intent of creating
a Downtown Gateway character to these areas providing for a mixture of retail, office,
residential, institutional, and lodging uses.

Standards for population density, land coverage and building intensities are detailed below
under proposed zoning changes.
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Proposed Zoning Changes

Existing zoning designations—shown on Exhibit C-1--in the redevelopment area are a mix
of highly varied land uses with some disparate districts. Zoning districts within the
redevelopment area contain the HM-Heavy Manufacturing District, the HB-Highway
Business District, the I-O Industrial Office District, the CB-Central Business District, the R-
HD Residential High Density and the R-LD Residential Low Density District.

The Keystone Opportunity Zone (KOZ) is within the HM-Heavy Manufacturing District. The
low-density residential zoning is located along the Schuylkill River and Manatawny Creek
within the 100-year floodplain. This residential district designation is immediately adjacent
to heavy manufacturing, industrial office and high-density housing. These adjacent zoning
designations are usually not compatible with low-density housing. To facilitate the
redevelopment plan, the R-LD Residential Low Density zoning district designation should
be removed from the redevelopment area.

The eastern portion of the redevelopment area contains a mix of HB-Highway Business,
CB-Central Business, 1-O Industrial Office and Residential (both low and high density)
Districts. In both the Downtown Pottstown Comprehensive Plan (February 1994) and the
Pottstown Community and Economic Development Action and Implementation Strategy
(September 2000), this section of the redevelopment area is recommended for office
redevelopment to capitalize on the new economic activity in the Route 422 Corridor. The
mix of uses in the existing zoning district should be combined to facilitate the
redevelopment plan. Expansion of the western campus of the Montgomery County
Community College should also be accommodated within the new zoning district
designation.

The adaptive re-use or complete redevelopment of the Mrs. Smith's Pies site is a critical
variable in the revitalization of Pottstown. This site could be a catalyst for the downtown
office zone. Uses within this site could support existing commercial uses within the central
business district. Challenges to the successful adaptive re-use of existing structures for a
similar or related industrial/manufacturing use may limit this site’s feasibility as use within
the existing 1-O District. It is recommended that a new mixed use zoning designation be
implemented for this eastern section of the redevelopment area between the railroad
alignment and the river, east of Route 100. The new district should incorporate commercial,
residential and office uses as permitted uses within a mixed use/town character district.
The district would allow uses currently permitted within the central business district as well
as provide for some light industrial uses. Standards for parking, pedestrian circulation,
transportation access and design would be incorporated into the new zoning district.

The Proposed Zoning Map for the Redevelopment Area is shown on Exhibit C-2.
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No change is proposed for properties currently within the CB-Central Business District.

All other properties are proposed for rezoning to three new categories. Properties located
between College Drive/Keystone Boulevard and the Schuylkill River are proposed for
rezoning to RR-Riverfront Recreational. Properties located between Keystone Boulevard
and High Street west of Route 100 are proposed for zoning category FO/I-Flex
Office/Industrial, while the remaining properties bounded by Route 100, College Drive,
Charlotte Street (and eastern properties within the Redevelopment Area), the main Norfolk
Southern rail line, Manatawny Creek, and King Street are proposed for rezoning to the new
mixed use category DG-Downtown Gateway.

Proposed development standards for these three new zoning classifications include:

Western Riverfront District Redevelopment Plan Page 9
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Proposed Downtown Gateway District Standards

Permitted Uses:

Direct Retail Stores

Direct Service Stores

The Following Light Manufacturing (if less than 20,000 sf):
Scientific research laboratory or other experimental or testing establishment
Printing, publishing, lithographing, binding and similar processes
Manufacture, compounding, processing, packaging or treatment of bakery
goods, confections, candy, and dairy products
Manufacture, assembly, and packaging of jewelry, watches, clocks, optical
goods, and professional and scientific instruments
Manufacture, assembly, and packaging of small electrical appliances and
parts such as lighting fixtures, fans, electronic measuring and controlling
devices, radio and television receivers, and home electronic equipment, not
including electrical machinery
Manufacture of boxes, containers, bags, and other packaging products from
previously prepared materials, but specifically excluding manufacture of
paper from pulp.

Restaurants (excluding drive-thru establishments)

Professional Offices

Business Offices

Governmental Offices

Banks & Financial Institutions

Hotels

Health and Fitness Centers

Public or Private Schools

Multiple Dwellings — second floor and above only
Note: Multiple Dwellings may be developed on the first floor of buildings
listed on or declared eligible for the National Register of Historic Places.

Attached Single Family Dwellings (no Hanover Street frontage)

Parking Garage (when first floor facing any street contains any other permitted

first floor use)

Any Building With One or More of the Above Permitted Uses

Parks and Open Space Uses

Special Exception Uses:

Day-Care Facilities; Child &/or Adult (as per Section 1304, ZO)
Conditional Uses:

Other Like Manufacturing Uses similar in nature to those listed above

Theater or Indoor Entertainment (excluding “adult” entertainment) if less than
20,000 square feet and part of a unified development plan.

Western Riverfront District Redevelopment Plan Page 10
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Prohibited Uses:

Client-Based Social Service Provider

Standards:

Area, Setback & Bulk Requirements

Standard

Minimum lot area 8,000 SF (1,600 SF for Single Family
Attached)

Minimum open space 10%

Maximum building coverage | 75%

Front setback 0’ minimum/maximum

Side setback 10/25’ minimum/maximum
0/10' (for single-family attached
structures)

0/10' (for non-residential uses as a
conditional use where the adjacent uses
are deemed similar by Borough Council)

Rear setback 25’

Maximum building height 60’

Minimum floor-area ratio ‘40% (Area in parking garage is not
included in calculating developed floor
area)

Parking Provisions -

All uses must be provided with adequate off-street parking on the site. The
minimum off-street parking standards listed in Section 504(1) of the Borough
Zoning Ordinance shall apply to this Zoning District, but shall be calculated on
the basis of 0.50 x basis as in the CB Zoning District. A minimum of two (2)
parking spaces per 1000 square feet of gross floor area is required for uses not
already listed in Section 504(1) of the Borough Zoning Ordinance.

Shared parking & off site standards may be permitted by conditional use, where
applicant is able to demonstrate that unified tract development may allow for
complimentary uses which would allow reduced parking allowances. Moreover,
the applicant must provide parking analysis to justify reduction of parking
standards.

Off-street parking design, layout and loading areas shall follow the standards of
Sections 503, 504, and 505, of the Borough Zoning Ordinance.

Surface parking shall not occupy any part of any front yard. With the exception
of corner lots, parking areas must be located to the rear of new or existing
buildings. If an applicant can demonstrate to Borough Council that parking in the
rear is not feasible, Borough Council may amend this requirement by conditional

Western Riverfront District Redevelopment Plan Page 11
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use. All off street parking must be screened from views on public streets,
according to screening standards in the Borough Subdivision and Land
Development Ordinances.

Pedestrian Design Standards

Sidewalks are required along all existing & proposed streets. (minimum 5’ width)

Paved pedestrian walkways, sidewalks or equivalent shall connect road frontage
sidewalks to building entries, parking areas and other significant pedestrian
destination areas.

Public pedestrian access shall be provided between distinct uses through
pedestrian access easements with a minimum width of 15 feet. Walkways
between office buildings, retail establishments, and housing areas shall facilitate
‘walkability’. Direct pedestrian connections to public transit stops, retail uses and
adjacent properties shall be accommodated, where feasible, within the overall
land use plan.

Access Standards

Public right-of-way access with a minimum width of 25 feet shall be provided
for all subdivided lots.

In the event that a commercial use with a traffic-generating business is
designated for any lot, that lot must have adequate access and frontage along
an existing or proposed public right-of-way.

Landscaping Standards

Downtown Gateway Landscaping Standards shall be applied as detailed in the
Subdivision & Land Development Ordinance.

Housing Development Provisions

All residential units must include a minimum of 800 SF of living space. The
maximum number of dwelling units allowed is 4 units per acre if the total
developed floor-area ratio is less than 70%; 7 units per acre if the total
developed floor-area ratio is at least 70% but less than 100%; 10 units per acre
if the total developed floor-area ratio is at least 100% but less than 130%; 13
units per acre if the total developed floor-area ratio is at least 130% but less than
160%; 16 units per acre if the total developed floor-area ratio is at least 160%.
In all cases, calculation of floor-area ratio will exclude any structured parking
area.

Western Riverfront District Redevelopment Plan
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Proposed Flex-Office Industrial District Standards

Permitted Uses:

Office or Professional Building

Research and Development Labs

Warehouses

Printing and Publishing

Manufacturing, Assembly & Processing

Municipal Building, Utility Company Operational Facilities
Public Park or Non-Profit Recreational Facility

Health and Fitness Center

Food Processing (not including slaughter)

Automobile, Truck, & Construction Equipment Sales & Service
Automobile Repair Station

Standards:

Area, Setback & Bulk Requirements

Standard

Minimum lot area 30,000

Minimum open space 20%

Maximum building coverage | 75%

Front setback 20’

Side setback 15’

Rear setback 20’

Minimum lot width 150’

Minimum lot depth 200

Maximum building height 55’

Minimum floor-area ratio 20% (15% if On-Site Full-Time Equivalent
Employment exceeds 12/Acre)

Parking Provisions

All uses must be provided with adequate off-street parking on the site. A
minimum of 2 parking spaces per 1,000 square feet of gross floor area is
required for uses not already listed in Off-Street Parking Standards, Section 504
of the Borough Zoning Ordinance. Off-street parking design, layout and loading
areas shall follow the standards of Sections 503, 504, and 505, of the Borough
Zoning Ordinance.

Shared parking & off site standards may be applied by Conditional Use. Unified
tract development may allow for complimentary uses that allow reduced parking

Western Riverfront District Redevelopment Plan Page 13
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allowances. Applicant must provide parking analysis to justify reduction of
parking standards.

Surface parking shall not occupy any part of any front yard. The bulk of all
surface-parking areas must be located to the side or rear of new or existing
buildings.

All off street parking must be screened from views along public streets,
according to screening standards in SLDO.

Western Riverfront District Redevelopment Plan Page 14



Proposed Riverfront Recreational District Standards

Intent:

To promote use and access to the Schuylkill River, River Trail and the County
Greenway system.

To preserve and protect the forested edge of the Schuylkill River from bank
erosion and flooding damage.

To provide and protect public access to the River for passive recreation.

To conserve the natural riparian forest environment and existing wooded
character.

To maintain visual buffers from industrial and commercial developments.
Permitted Uses:

Municipal Parks & Related Uses
Trails

Open Space

Water Access Areas

Boat Launches

Accessory Parking

Picnic Areas

User Amenity Services
Recreational Rental Facilities
Restaurant (No Drive-Through)

Standards:

Impervious Surface Coverage

Structures and pavement areas shall be designed to limit excessive impervious
coverage. Best management practice designs to limit stormwater impacts shall
be implemented to promote rainwater infiltration and reduce runoff.

Tree Preservation & Replacement

Improvements and/or construction shall preserve and protect existing trees. Any
trees greater than 8" dbh (diameter at breast height) that are removed for
planned improvements shall be replaced on a one for one basis with a 2%%"
caliper native tree species.

Western Riverfront District Redevelopment Plan Page 15
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Parking Standards

Parking areas shall be designed to limit large expanses of pavement and
preserve the wooded character of the riparian environment. A maximum of 30
cars per parking area is permitted. Parking areas must be separated by a
minimum 20 foot planting area.

Western Riverfront District Redevelopment Plan Page 16



3 1 T

Statement of Changes in Street Patterns

Circulation and access improvements are critical to the success of the
redevelopment plan. Under the Urban Redevelopment Law, faulty street layout is
a blight-qualifying criteria. This criteria is shared by many of the properties within the
redevelopment area, particularly those properties in the Keystone Opportunity Zone
(KOZ).

College Drive should have better access at High Street with improved connections
to King Street. The Colebrookdale railroad spur, the historic Pottsgrove Manor and
existing topography limit the direct connection of College Drive to King Street and
eventually State Route 100. Improvements to College Drive at High Street and a
connection to King Street should be implemented to improve circulation for the
redevelopment area.

Keystone Boulevard is an extension of College Drive along the former right-of-way
of the Pennsylvania Railroad through the KOZ, eventually extending west to the Old
Reading Pike, Grosstown Road and Route 422.

Pedestrian and bicycle connections from the future greenway trail along the river
should provide direct access to the Borough’s downtown and recreational areas.

South Street intersects with College Drive at an acute angle west of Hanover Street.
This short road segment does not contribute to overall circulation patterns in the
redevelopment area beyond providing access to the Roller Mill parking area. The
resulting lot layouts discourage redevelopment and more effective use of
surrounding parcels. Eliminating this segment of public road may allow more flexible
redevelopment opportunities for abutting parcels.

York Street should be extended to provide a pedestrian underpass beneath the
Norfolk Southern rail line. This pedestrian underpass would provide a direct
connection from the town center to the redevelopment area and community college.
Plans for the future Schuylkill Valley Metro along the existing railroad alignment
propose a commuter station close to the potential York Street underpass. Direct
pedestrian connections to the town center from the redevelopment area should be
implemented.

The Mrs. Smith’s Pies site could improve circulation by adding access either from
Cherry Street or Charlotte Street through to Industrial Blvd. upon any significant
redevelopment or adaptive re-use.

Proposed changes in circulation patterns are shown on Exhibit D-1 Proposed
Vehicular Circulation and Exhibit D-2 Proposed Pedestrian Circulation.

Western Riverfront District Redevelopment Plan
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Statement of Rehousing Requirements

No activities proposed in this Redevelopment Plan will necessitate rehousing of any
families or other households legally occupying property within the proposed
Redevelopment Area.

Identification of Parcels for Acquisition

Property acquisition within the Redevelopment Area may be necessary in order to
achieve the objectives of this plan. Priority properties for acquisition are identified
on Exhibit E, although all parcels within the Redevelopment Area meeting the
significant levels of blight criteria are eligible for acquisition for redevelopment.

All designated redevelopers will constructimprovements in conformity with this plan.
At public discretion and in lieu of acquisition, redevelopment agreements may be
entered into with existing property owners to redevelop their properties in conformity
with this plan.

Estimated Costs of Acquisition & Preparation for
Redevelopment

Based on current property assessments, the total value of all properties identified
as priority candidates for potential acquisition is $9.4 million. Two-thirds of this total
represents the valuation of the former Mrs. Smith’s Pies complex east of Hanover
Street. This property is a likely candidate for development in conformity with a
redevelopment agreement in lieu of acquisition.

Current property assessments are considered to be fairly representative of likely
acquisition costs. Assessments have been recently updated. The most recent
significant sale within this Western Riverfront Redevelopment Area is the
September 14, 2000, sale of the Mrs. Smith’s complex recorded at $5.5 million,
somewhat below the current property assessment for this complex.
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