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Pottstown Metropolitan Region’s Added Activity Development Scenarios
A major goal for the Pottstown Region is to develop a diversified and sustainable economic structure
that provides employment and economic opportunity for current and future residents and promotes
sustainability of local level government.
Figure 1: News Article about Economic Development in Pottstown Region

Source: Industry Week
The market assessment indicates that there is a range of possible development scenarios, with two
promoted scenarios providing a range of development activity. One scenario is based on a slower
growth in households in the Region (Half Growth Alternative). The second scenario is based on a faster
pace increase in households based on the DVRPC estimates developed in 2007.
The alternative measured development associated with each scenario is shown in Table 1 below. The
defined could be new or reused space or acreage.
Table 1: Alternative Measured Development Associated with Each Development Scenario
Land Use
Retail and related service activity
Multi-tenant office
R & D multi-tenant space
Defined industrial opportunities*
Total

Half Growth Associated Space
& Acreage 2031
530,000 sq. ft./25 acres
400,000 sq. ft./16 acres
500,000 sq. ft./24 acres
845,000 sq. ft./65 acres
2,275,000 sq. ft./130 acres

Regional Planning Associated
Space & Acreage 2031
600,000 sq. ft./28 acres
790,000 sq. ft./31 acres
500,000 sq. ft./24 acres
1,700,000 sq. ft./130 acres
3,590,000 sq. ft./213 acres

*Assumes no recapture and no change in employment by industry for new households.

Source: TischlerBise
The market assessment defined the opportunities and key sites or areas in each jurisdiction and
identified uses and activities that could be incorporated. This section addresses the implementation of
the opportunities presented. Specific tools, mechanisms, and processes are defined that could be
employed to facilitate a sustained and successful program. In some cases, specific names of programs
are noted for associated organizations. These notations do not represent an endorsement of those
organizations or their products by any of the entities associated with developing the market assessment,
fiscal impact, or strategy, nor do they represent an endorsement by the client or funders for the effort.
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Figure 2: General Airport Opportunity Sites

The following are components of the implementation program:

RECRUITMENT
Recruitment is the most critical component of the Pottstown Region economic development program in
general. Without active recruitment, it is highly unlikely that a number of opportunities will be seized. It
cannot be assumed that because opportunities exist, people will naturally seek those opportunities;
rather, they can only seek opportunities of which they are aware.
While the Pottstown Region should continue to fully participate in cooperative efforts with Montgomery
and Chester Counties’ economic development offices, it is important that the Pottstown Region have a
more proactive role, especially given the level of opportunities. The Region cannot depend solely upon
other entities for representation, under the assumption that those entities will not consider the
interests of others simultaneously.
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Figure 3: Economic Development Recruitment Flyer

Source: The Chesapeake Group
The following recruitment-related actions should be taken for the Pottstown Region to assume a more
proactive role. It is important to note that none of the individual localities that compose the Region or
other quasi-public or public sector entities own an individual property or collection of properties to
promote their reuse or their development. In addition, traditional means of marketing, such as “multiple
listing,” do not reach targeted audiences well or stimulate interests from those outside of the area who
often prove to make initial investments. The Pottstown Region is not necessarily seeking someone who
is “looking” to invest; rather, the “right parties,” which may not yet even know of the Pottstown Region
or the opportunities that exist at this time or in the foreseeable future
1) Developer Recruitment - Four types of recruitment efforts should be pursued. The first type is
developer/investor recruitment. In many cases, this will be more cost-effective and less timeconsuming than individual tenant recruitment. Redevelopment of some parcels and development of
other parcels in all of the communities may require partnerships between the current owners and
others, someone to buy the property, and/or other investors to bring it to fruition.
There are some fundamental considerations associated with a developer recruitment process. These
include the availability of fiscal and human resources. The following are preliminary steps to establish a
successful recruitment effort that should be considered for developers as well as others.
1a) Decide who will administer and provide staff support for the recruitment effort in general. The
assumption is that such activity will be done in cooperation with the appropriate Montgomery and
Chester County entities, but should also involve others, such as PAID, PDIDA, and the Tri-County
3
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Chamber. Furthermore and within this context, a separate committee structure should be organized
to oversee the recruitment effort. This would involve:






Creating a coordinating team consisting of representatives as noted above and “consultants”
(only if necessary to supplement the professional staff);
Identifying “qualified” developers based on specific projects or areas and like experience or
fiscal capacity;
Developing marketing materials (including direct mail materials, ads, public relations releases,
and materials distributed electronically);
Reviewing and evaluating submittals that may be received; and
Assuring those interested that the coordination and selection process is non-biased.

1b) Assure the ability to reproduce the materials on demand via internal computer capabilities and
internal printing capacity.
1c) Develop a set schedule for phasing of the recruitment process.
1d) Establish an “Ambassador Program,” composed of business interests to meet with recruited
interests as needed.
Figure 4: Redevelopment News Release

Source: Chesterfield County Revitalization Office
The initial developer recruitment effort should take about six months from inception. The associated
marketing activity would include:







Preparation of Request for Qualifications or Proposals for areas and sites.
Distribution of developed materials via direct mail; establishing international contacts and
networks; posting information on web sites; advertising in select trade journals, if affordable;
and internet contact.
Follow-up contact via telephone and internet to answer questions, gauge interest, etc.
Review and evaluation of the responses, and establishment relationships (such as between the
development interest and the private property owner).
Continued follow-up, acting as an “ombudsman” for the process.
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Limited expertise, experience, staff, and fiscal resources may be available for recruitment activity.
Therefore, contracting of services to facilitate a timely and competent process should be considered if
necessary.
Initial costs of doing such developer recruitment are estimated at about $17,000, including printing.
Should electronic dissemination of materials be the only means utilized, the out-of-pocket costs would
likely be about $12,000 if services are contracted. However, each subsequent effort will likely cut this
cost in half. Staff assistance can also lower this out-of-pocket cost substantially.
The need for and level of “pre-screening” potential contacts for any recruitment is a fundamental issue
in the process. Consideration must be given to:




Available databases.
The cost-effectiveness of the “pre-screening”.
The likelihood of success with obtaining accurate information for a “pre-screening” process.

The following is noted with respect to developer recruitment:
1e) Generation of the initial list of developers essentially involves pre-qualification, as the developers
sought should have experience doing similar projects as well as appropriate fiscal capacity. Thus, the
research involves identifying developers through their projects. The most appropriate ways of doing
this are through:
1f) Contact with professional organizations that track creative development like the Council for
Economic Development, the National Trust for Historic & Architectural Preservation, etc.
1g) Tapping libraries associated with professional organizations that deal with unique situations like the
American Planning Association.
1h) Review of development-focused publications.
1i) Internet research based on articles about desired types of efforts from around the country.
2) Individual Business Recruitment – The second type of recruitment is individual business recruitment.
The Pottstown Region will continue to have limited staff and fiscal resources available for this
process. Therefore:



Only limited activity can be expected, whether monthly or quarterly. The Region, in cooperation
with others, should establish priorities and allocate the limited resources accordingly.
One group involved could focus on one component of recruitment at a time (such as industrial
assembly operations or light aircraft aviation development) or focus on a variety of commercial
opportunity areas (specific retailers or restaurants as examples) at one time. Other businessoriented groups (such as the Tri-County Chamber) should assist in the process as well, focusing
on others to be recruited, work load distribution, or development of the written materials. The
amount of activity will largely depend upon the allocation of staff and volunteer resources by
the Region, PAID, the Chamber, local jurisdictions, and other entities; but it is strongly suggested
that there be partnership with others that share interests.
5
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The retail/restaurant recruitment process in the future should focus on data and site reconnaissance for nonchains for Downtown Pottstown, New Hanover and Douglass, and for chains in other defined commercial
opportunity areas in the Region.
3) Professional and Service Organization Recruitment - The third type of recruitment will be for
professional and service organizations to serve the growing needs of residents of the area. With
respect to professional recruitment lists, primary information can be generated from three primary
sources. These are:




Professional associations.
Other Chambers of Commerce’s membership lists.
State regulatory agencies.

It is not cost-effective to dissect, pre-qualify, or pre-select professionals. Mass “mailings,” even if
performed over time, will inevitably have greater cost-effectiveness than any pre-qualification effort.
4) Recruitment of R & D Activity - The fourth recruitment effort is associated with establishing the
niches for R & D activity. There are three possible methods for pursuing research and development.
The first method is to directly recruit individual companies through a coordinated, continual process
identical to the process described for the recruitment of professional and service organizations. The
second method is to form a partnership or consortium. The third also involves forming a partnership
or consortium, but additionally calls for the inclusion of outside expertise with a track record in the
industry. A combination of the latter two methods is preferred.
4a) The establishment of a “blue ribbon” committee is fundamental to any R & D recruitment activity.
Such a committee would be composed of national or international business interests in the Region;
PAID; County agricultural preservation interests; State extension services; the Montgomery County
Community College; Exelon Corporation; and other interests in both Montgomery and Chester
Counties that are higher education institutions and are involved with related or other areas of
research at the present time. The Montgomery County Community College could be sought as the
entity to coordinate the consortium.
This methodology and partnership is suggested because:








It can help to form and solidify a partnership between the Federal and State levels of
government, with greater contact than now occurs and expanded relationships.
It may help to expand local higher education opportunities which may help to retain and
potentially increase the proportion of residents seeking higher education within the community.
It potentially brings in larger interests and dollars.
It has staying power. (Often research, if and when it turns into product “development,” takes
fifteen or more years.)
It is likely to yield high levels of employment for highly skilled individuals at present and in the
future, increasing the potential to expand a “permanent younger resident” base, as well as
utilize the skills of an educated work force that exists in the Region.
The approach has proven to be successful elsewhere.
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Figure 5: Proposed Partnership between Academic Institution and County

Source: River County Journal
Because of the costs and time frame for success
with R & D activity in particular, the consortium
approach might also require one or more local
partner foundations or other area institutions
along with the community college. Federal and
State government funding and involvement
would have increased promise if such an
approach is pursued.
Similar research efforts, upon which the model
is based, have and are being pursued with
success elsewhere; but arguably most
effectively in New York. In researching the State
of New York’s successful public, private, and
educational R & D efforts, partnerships were
identified that have produced a confluence of
events and knowledge that worked to benefit
each other. The initial New York effort was
initiated by Kodak and has since been
duplicated and fostered in other locations by
the state government in New York.
Under the leadership of Corning, Kodak, Xerox, and the State of New York, the “Center of Excellence”
now collaborates with twenty academic institutions, including the University of Rochester, the
Rochester Institute of Technology, Monroe Community College, the University at Albany, Rensselaer
Polytechnic Institute, Alfred University, Cornell University, Columbia University, New York University,
and the City University of New York to secure leadership positions in photonics, optics, and fiber optics.
(The use of light to transfer energy and information is making ever-faster and smaller devices possible,
with wide applicability from medicine to telecommunications.)
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4b) While the committee/commission would define the scope of the effort, implementation would be
greatly enhanced by partnering with an entity with a proven track record in bringing the R & D
activity to fruition and commercialization. Research indicates that The Incubation Factory has a
proven track record at doing precisely this. (Contact information: Bill Rowe, The Incubation Factory,
bill.rowe@incubationfactory.com, 314.450.5914.)
The Incubation Factory leverages a proven “Commercialization Platform” that utilizes industry experts,
experienced executive management, and network business professionals to identify, acquire, accelerate
and launch new companies, accomplishing its mission to reduce risk, maximize opportunity, and shorten
the time to maturity of new technologies by leveraging core strategies developed though nearly two
decades of experience. The incubation Factory serves as the “Commercialization Agent” worldwide.
They remove many of the pitfalls of start-up operations by utilizing structured, proven processes that
result in faster time to market, lower commercialization risk, and high returns to technology partners.
They:









License high-potential technologies.
Form companies around technologies.
Build management teams with executives that possess requisite experience.
Provide all requisite funding.
Accelerate growth in the marketplace.
Govern for market acceleration using specialized tools, people, and infrastructure.
Manage companies to maturity or successful exit.
Fuel local economic development.

“GROWING OUR OWN” SUGGESTIONS
No matter how successful recruitment activity is, the Pottstown Region must go beyond that in an effort
to assure that Downtown Pottstown, proposed commercial recreation activity in New Hanover
Township, and additional commercial activity in Douglass Township in particular, maintain unique
characters that are derived from the business establishments there. Much of that character is a result of
new activity being non-national chain businesses. For other areas of the Region, many operations today
grow largely through franchising and not through “company owned” locations. Creating new ownership
for existing and new businesses and franchises through entrepreneurship is both an adjunct and an
alternative to recruiting new activity.
5) A Local Entrepreneurship Program - An entrepreneurship program with a possible apprenticeship
component serves several purposes for increasing business opportunities. It can be effectuated
through community colleges; other Greater Philadelphia area universities; local arts council
connections with other areas; local, Regional and national chapters of AARP; accountants and
financial advisors in the Region; and technical-oriented higher education schools in the
Pennsylvania-Delaware area. Relationships with such institutions could be established on a one-toone basis or collectively through one catalytic institution.
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5a) “Students” or participants can be identified with potential entrepreneurship profiles and interests
through the various organizations and institutions. A “training” process could be developed to
include:






Certain business curricula courses.
An internship with introduction and at least part-time work while attending the program.
An apprenticeship of 1 to 3 years working and learning in the businesses if dealing with existing
operations.
Purchase, with previous ownership staying on in some capacity for 1 to 3 years, where
applicable and possible.
Creating new businesses at the culmination.

Business scholarships to attend business management courses, acquire specific industry skills, or acquire
entrepreneurship skills could be arranged through cooperative partnerships. These partners could
sponsor student apprenticeships, assist with housing and financial planning, share needed equipment
through incubator activity (if appropriate), and procure resources for the purchase and financing of
businesses if dealing with existing operations and change of ownership or for a start-up. Business
scholarships would be provided to those who make a commitment to establish a new entity or purchase
an existing entity and remain for a minimum number of years (e.g., 5 years).
Financing for existing operations may be through current owners “taking paper” as well as other
consortium sources. It is noted that current owners of operations could also identify current employees
with potential.
A second way to spur entrepreneurship is through property owners and related investors/developers
foregoing short-term returns for greater longer-term rewards. There are communities, for example,
where interests arrange deals with entrepreneurs offering dramatically reduced to virtually no rent for
the first year, but with agreement to open the books of the business so that when certain revenue levels
are reached, rents are paid based on normal percentages. When entrepreneurship is fostered and
emerges in one geographic area, investment and new start-up businesses develop. In the short-term,
income from the property is sometimes lower. However, the impact of the activity substantially modifies
that formula quickly, so that over a longer term, rents rise above levels not likely to be achieved if only
short-term return is achieved.
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Business Development and Retention Strategies
Strengthening existing businesses is important. Doing so helps to generate new investment internally
and makes recruitment efforts easier. The current diversity of operations in the Region is reasonable,
with many business areas seeing some new investment. While new opportunities have been identified,
the market analysis indicates that current commercial business activity can be increased by attracting
additional operations as demand warrants, and by:




Increasing penetration into the markets that are currently minimally served by activity,
particularly the sections of the noted Greater Philadelphia area. This is mostly likely to occur
through expansion of natural resource- and agriculture-based tourism, culture, and arts, and the
linkage between these.
Serving a global market through electronic media. Increased competition is not from one
jurisdiction within the Region or another. For most non-convenience goods, competition is
global through online purchasing that continues to grow at a rapid pace.

For increasing visitations by those interested or likely users of the natural resources, the super Regional
greenways plan and other documents define suggested enhancements:
6) A Pottstown Regional Cooperative Internet and Social Media-Based Program – The purchase of
goods and services is increasingly done “online,” and because new residents moving to the Region
are likely to be highly technologically savvy, such internet purchases are likely to grow exponentially.
Creating a Pottstown Regional cooperative internet and social media-based program in which
products sold by local merchants are directly linked and sold through the media will afford both
greater market penetration and potential expansion of the markets served well beyond the locality.
Such a program would operate much like Amazon.com, in which almost every product that one
wants can be found, with many of the products associated with independent operations but sold
through Amazon.com. The program could begin by sharing multiple address and email lists and by
marketing collectively. This could evolve into a permanent cooperative “site” that handled all
transactions, etc., much like the previously noted online operator. For the arts community,
individual and collective use of a rapidly expanding www.etsy.com (an online crafts market site)
should be used.
7) Efforts to Draw More Dollars from the Region’s Growing Population - Because the population and
number of households in the Pottstown Region continues to expand, continuing to focus on
extracting dollars from the defined Regional market will yield substantial benefits. To facilitate
increased market penetration, consideration should be given to the following additional activities or
modifications to existing efforts:
7a) Assuring enhanced partnership efforts for and between historic events, natural resource-oriented
events, other events, cultural activity, and the general businesses in and near events. The sharing of
patronage, increasing visibility of various areas of the community, and other like activity that
improves the business climate, the housing market, and the marketability of the area for other than
retail and related service activity should also be considered. (It is noted that there are two primary
10
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purposes for events. One purpose is simply to familiarize people with an area or introduce them to a
new area. The other is oriented toward generating sales and revenues. Few are ever intended to
accomplish both. Nevertheless, either type of event can have significant advantages for business
activity.)
7b) Establishing a Graduated Frequent Purchaser Program for Food Service Establishments. Realistically,
one of the best opportunities in the immediate future for Pottstown Region is to promote
restaurant activity throughout the Region. A “Graduated Frequent Purchaser Program” would
combine two different approaches. The first would be to offer an initial discount or special price on
all or select menu items for those who come regularly. The second would be to offer a free entree or
meal after a certain number of visits (such as 10) within a six-month period.

EXPANDING CULTURE AND ARTS THROUGHOUT THE REGION
Quality of life and environment are often important in defining where people live, where they choose to
operate a business, where they invest, and where they visit. Culture and the arts play significant roles in
one’s assessment of the quality of life and environment in an area. People will say that they like an area,
but do not always delve into their own thoughts to determine why they like the area. The degree to
which individuals “like” a certain area is often related to the area’s character, that is, the way that
buildings, housing, and schools differentiate themselves from others, and many other factors. A person
making investment in an area wants to feel comfortable with that investment. Some of that comfort
relates to quality often expressed in arts and culture. “Image” is of critical importance in economic
development, and art and culture play a key role in that process.
The Pottstown Region has indigenous art and culture. These elements relate back to historic Native
American populations and forward to the present with local visual and performance artists. It is
important to the Region’s image and therefore economic development that culture and artistic
endeavors flourish. Doing so requires support by all jurisdictions for coordinated activities that include
all jurisdictions.
8) Pottstown Regional Culture and Arts Advisory Committee - It is a daunting but necessary task to
coalesce groups of dedicated individuals and small organizations based largely on volunteers to form
a “more perfect union” to achieve common goals and objectives. Consideration should be given to
forming a Pottstown Regional Culture and Arts Advisory Committee. There are four options that
could be pursued to create such an entity. These are:





Have the Committee appointed by both the administrative or legislative branch of Montgomery
and Chester Counties.
Have each of the legislative bodies of the eight jurisdictions take such action. (This could be
done with or without additional input from the County levels of government.)
Form a Regionally focused Committee under the guidance and auspices of the Pennsylvania
Council for the Arts.
Form a Committee under the auspices of the Tri-County Chamber of Commerce.
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The Pottstown Arts and Cultural Alliance is a fledgling group whose mission is to bring together the arts
and culture organizations for the purpose of articulating and promoting a unified vision that creates a
cultural district in Downtown Pottstown. An additional option would be to expand the articulated role of
this group and to include those outside of Downtown. Such a change would be potentially difficult, but
not beyond the Alliance’s goals of increasing cultural tourism and awareness of the social and
educational importance of the arts.
To further enhance economic development, the following is also suggested:
9) Foster and promote agricultural tourism – The United States is likely to maintain a dominant
position in the global agriculture industry for the foreseeable future, and agriculture is a major land
use that the Regional comprehensive plan wants to preserve for a variety of reasons. Most
jurisdictions in the Region have land use and related implementation tools, such as zoning codes,
that intend to foster the preservation of the industry as well. As defined in exploring R & D activity,
providing added revenue flow to farm income is important for preservation of the land and the
industry. Agricultural tourism is a growing industry. Activities that could be enhanced and promoted
to increase farm revenues and foster agricultural preservation in the Region are often seasonal, but
include:









Animal husbandry education
Education of farm operations
Tractor rides
Hay rides
Mazes
Petting zoos
Tours
Fruit and vegetable pick-your-own experiences

10) Enhance Linkage Between Nature- and Culture-Oriented Events – This would include adding
activities such as hay rides, mazes, and produce or pumpkin picking with linked transportation
system free for the day, to the current premier fall events.
11) Establish a Spring “Cultural Crescendo” Event – The inclusion of a “Cultural Crescendo” event in the
Spring would be beneficial to enhance tourism and the prospect for benefiting over the summer.
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The event would differ somewhat from the Schuylkill River Festival that includes a Heritage Area Art
Show and Sale and the Tamaque Heritage Festival in that it would:













Include passive recreation activity both at the Perkiomen Trail and the Schuylkill River Trail.
Be oriented toward youth (14 and under).
Have dispersed activity in different locations around the Region, including ag-oriented activities.
Have a greater range of activity dispersed throughout the day and evening.
Be linked by public transit, a community college’s shuttle, and/or school system buses at no
charge for the day.
Include food service establishment participation (100% sought) for discounts the weekend days
as well as special, agreed upon schedules for weekend opening and closing times.
Give priority and discount accommodations for the Region’s food service vendors.
Combine with a special show at the Tri-PAC and the Center for the Arts at the Hill School.
Include a youth bike race between the two trail heads in the Region.
Include foot races for youth by age group sponsored by the individual school districts within the
Region or others.
Be coupled with special introductory free classes for the weekend for youth at the Gallery
School.
Include staggered performances at the Montgomery County Community College campus.

A committee to establish and promote activity could include:









The above noted institutions
The Pottstown Arts and Cultural Alliance
Pennsylvania Council for the Arts
The John James Audubon Center at Mill Grove
Peter Wentz Farmstead Society
Tri-County Chamber
Montgomery County Parks & Heritage Services Department
Appropriate Schuylkill River Heritage groups.

Marketing is critical. Events can be very successful when properly promoted. The range of activity
indicated is important to the concept: drawing divergent interest groups; intermingling activities; and
emphasizing youth participation.
12) Art In Public Places Program – The Region should pursue an arts in public places program. Imageenhancing outdoor visual arts contribute to a quality environment and add character to a place by
making it distinguishable. Some communities are known for their public display of art. There have
been themes for public art linked to visualizations of historical or current economic engines in areas.
(For example, there are horse statues throughout Ocala in Florida, as the Ocala area is known for
horse breeding. The Wilson area in North Carolina is using the whirligig, made from recycled scrap
materials, throughout the community, based on an internationally acclaimed artist who resides
there. Throughout the Miami-Dade County area, the focus is on the artistic endeavors of Romeo
Britto. Closer to home, there are William Penn statues on benches and in other locations on the
13

Regional Strategy Report

Pottstown Metropolitan Region

main campus of the University of Pennsylvania). There are common threads that bind the Pottstown
Region. They include but are not limited to activities associated with the natural resources and
industries that have generated employment for residents throughout the area as well as others.
The program for the Pottstown Region could
include three-dimensional objects as well as
murals or tiles placed in the ground or other
locations. (The tiles could be designed by youth
in the various school systems as has been done
in Longview, Washington.) There is potential for
differing themes for different locations
throughout the Region, but with shared
commonality in the style; or one theme could be
applied throughout commercial and other areas
Regionally. The art could act as a branding
mechanism for the Region. The art could be:






Donated, purchased or borrowed from
an artist, museum, or art gallery on a
permanent or non-permanent basis.
Commissioned.
Developed through competitions.
Developed by local area students.

The City of Philadelphia has one of the largest
mural public arts programs in the country. It
unites artists and communities through a
collaborative process to create art that
transforms public spaces. Murals are or have
been placed at strategic locations, including on
old industrial buildings. The Region should
establish contact with this organization and may
be able to acquire some technical assistance to
initiate similar activity.

14

Regional Strategy Report

Pottstown Metropolitan Region

Infrastructure Improvements
TRANSPORTATION
A transportation network is one of the defining elements that shape a community. The Pottstown
Region has internal and external connections via air, rail for the transport of goods, and a road system
used for both private and public transportation.
There are planned improvements to all of the above-mentioned systems. The most important
improvements to the economic viability of the community - and actions required to achieve these
improvements - follow. (Please note that they are not listed in order of importance.)

Macro Level Enhancements
13) and 14) Air – Support the proposed runway enhancement and expansion plans for both airports.
15) and 16) Rail – Maintain both the short line rail access and access to the Keystone Boulevard area,
with continuance of rail to the appropriate industrial areas including those in the West Pottsgrove,
Pottstown, Lower Pottsgrove, and East Coventry areas generally aligned with the Schuylkill River.
17) New Rail - Support the development of the proposed commuter rail service and the three stops
within the Region. Continued residential viability is important to stimulate further growth
opportunities for retail and office activity. While it is important to diminish commuting through
diversity of range in Regional economic activity, it is also important to the economic viability of the
Region that people can move with ease and in a cost effective manner to employment elsewhere in
the Greater Philadelphia area. Irrespective of any short-term price changes, energy costs for private
vehicle transportation are likely to continue to rise into the foreseeable future. The alternative
means of commuting via passenger rail service to employment centers will help to maintain the
current population base and facilitate future growth of “rooftops,” related retail and office space,
and employment.
18) Major Highway Enhancement – The perception and reality of traffic congestion, particularly along
US 422 during peak commuting hours, diminishes the prospect for future housing growth,
commercial space related to that growth, and potential other economic activity for the Pottstown
Region by raising the out-of-pocket and time costs associated with travel to major markets in the
Greater Philadelphia area and elsewhere along the East Coast. Support should be given to proposed
improvements to US 422, which will impact every jurisdiction in the Region.

Micro Level Enhancements
Key areas and sites throughout the Region have been identified for their potential to support future
identified economic opportunities. Those areas and sites where public parking is or will be are critical
include, but are not limited to Downtown Pottstown.

15
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19) Parking Improvements in Downtown Pottstown – There are many perceptions of the current
parking in Downtown Pottstown. Irrespective of the validity of those perceptions, the health and
well being of the Region is dependent upon viability of the Downtown area, and thus mitigation of
any negative perceptions that might contribute to its diminished use. Non-capital intensive parking
improvements should be evaluated and implemented in a manner appropriate after further
investigation. To facilitate non-capital intensive improvements, a subcommittee of an existing
downtown-oriented group should be established to address parking and potential modification to
parking requirements, on- and off-street parking, and parking signage.
19a) Current use of public-owned lots in and near High Street for temporary or permanent public
parking should be reviewed.
19b) Use of private lots by organizations that have limited hours of operation, such as religious
institutions and banks, should be explored for public parking on hours when those facilities are
closed or are not in use. Options often include simple agreements to mitigation of insurance
concerns.
19c) Mitigation of “first time offenders” or infrequent offenders of public on-street parking violations
should be explored, including distribution of warnings, with enhanced penalties for frequent
offenders.
20) Parking Improvements - The availability and design of public parking will also become important in
other areas, including Douglass Township, along Route 73, from Gilbertsville Road to Route 100; and
the New Hanover center area located at the intersection of Route 663, Route 73, and Ludwig Road.
Public parking availability should be addressed in these areas as part of the establishment of other
distinctive infrastructure.
20a) For other areas near the river and elsewhere that call for mixed-use, industrial, or office activity;
the proportion of impervious site development should be minimized through shared parking
associated with a master plan or planned development and the use of pervious materials for
parking areas.

SIGNAGE
21) A Consistent “Wayfinding” Sign System - If people are not comfortable in finding a location, a
collection of businesses, other activity, or even parking, they are less likely to come back, if, they in
fact, come the first time. User friendliness is important in attracting non-regional populations that
can yield significant economic benefit. A uniform and systematic “wayfinding” signage system for
the Pottstown Region’s economic activity is important. The signage system should direct people to:




Key areas, such as the proposed Douglass and New Hanover Township economic opportunity
areas, Downtown Pottstown, the Keystone Boulevard potential employment center, the
airports, etc.
Certain activities, such as areas for recreation, boating, fishing, and shopping.
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Educational institutions that serve a larger audience, such as the Hill School and Montgomery
County Community College.
Public services such as Borough and Township main offices.
Historic and cultural institutions, places, and activities.
Public parking, where appropriate, such as in Downtown Pottstown.

21a) In order to enhance the current directional or “wayfinding” signage for Pottstown Region, one
must first identify the goals and the most important criteria for the signage. Many would think that
the goals are simple; however, because each person views things differently, these goals are not
necessarily simple. This is particularly true for the Pottstown Region because of the diversity of the
defined common primary market for goods and services and the “visitor” market.
No one wants the person visiting to have to verbalize or think “where do I go now?” The signage system
should let them know at each significant “decision point,” such as significant intersections, in which
direction they should go to find the desired location or activity. Thus, good signage at significant or
critical intersections aides visitors and allows the Pottstown Region to direct traffic flow in the most
advantageous direction.
The quality “wayfinding”: or directional sign system should:








Be easy to read when driving at speeds associated with the various roads.
“Keep It Simple” in providing information.
Be consistent in message, lettering, color, and other components of the sign.
Make it recognizable as a system.
Have a tier system, providing different levels of information. (An example would be simply
identifying the river at one level, followed by a second level identifying elements of access like
boat ramps, fishing area, picnic areas, trails, etc., as one is closer to the river.)
Make the user feel as comfortable leaving as they do coming, avoiding unwanted traffic flow
through neighborhoods.

21b) Several “tiers” of signage are necessary. The information that is conveyed or the level of detail changes
for each tier. The first tier, conveying the most generic information, should be employed on main routes
coming into Pottstown Region, such as US 422. There are several other tiers because of the location of
recreational areas, proposed new attractions, museums, or other points of interest. Once inside an area
like Downtown, the “signage” should become increasingly individualized.
The application of these principals helps to simplify the design of a “wayfinding” system for the
Pottstown Region.

TECHNOLOGY
22) State-of-the-Art Communications - Whether pursuing the viability of retail to serve a broad market
online, R & D activity linkages, or industrial consumer product assemblage activity, high-standard
communications technology is essential. In addition, many people now conduct business from
home; the proportion nationally is growing and is expected to continue to grow with staggered
17
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working hours and other factors. Thus, the desirability of the Pottstown Region not just as a place to
conduct business but also to live will increasingly be dependent upon affordable state-of-the-art
communications. To facilitate such activity:






Area-wide high-speed connection to the internet should be as affordable as possible for small
business activity and to households.
The collective purchase of such access by the Chamber, PDIDA, or others should be examined.
While individual marketing efforts via the internet should be encouraged, attempts should be
made to establish the defined collective marketing effort for non-chain retailers, promoting
merchandise sold within Pottstown Region much like Amazon.com has relationships with
merchants.
The Region and Chamber must pursue state-of-the-art (which will change over time) distribution
of highest-speed broadband and future technology to proposed suburban or urban
development areas of the Region as defined in the comp plan. (Some smaller communities, such
as Wilson, North Carolina, have gone as far as to develop their own service and have found it to
be revenue-enhancing and acting as a business incentive.)

23) Back-up Power Generation – On-site back-up power generation should be considered for the
airports, the Keystone Boulevard area, and other concentrations of potential industrial activity.
Options include storage through fuel cells, on-site generators, and alternative energy formats with
storage through batteries.
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Accommodating Opportunities
ZONING REGULATIONS
Some of the site-specific examples indicated in the market assessment would be difficult to pursue
under existing zoning regulations in the communities. In addition and as previously defined, home-based
economic development has been, and will continue to be a contributory factor in the future.
Furthermore, in marketing the Pottstown Region as one unit - which is cost-effective and beneficial to all
jurisdictions with different options for locations - there are some commonalities in zoning that would be
important to have in all jurisdictions. The mixing of uses, unique design elements, and placement of uses
may not be a “matter of right” in traditional zoning. Finally, in economic development, it is often
suggested that there be a twenty-year supply of land available for development to provide a range of
options, etc. In some cases, current zoning may well exceed a twenty-year supply. It is suggested that:

Macro Level Enhancements
24) Planned Unit Development - All jurisdictions institute a similar “Planned Unit Development” option.
At the present time, West Pottsgrove has a “Planned Retail District Center;” Lower Pottsgrove has
“Planned Residential Development District” and “Planned Mixed-Use Development District Overlay;”
and North Coventry has a “Planned Commercial District.” It is also noted that mixed office and
mixed-use development are stated community development objectives for Douglass. For office
activity alone in the Region, there are likely to be three land use options to capture potential and to
maintain character. These options are: stand alone office buildings; office space integrated with
other activity, such as residential development, industrial, and retail; and home-based activity.
It is also noted that any redevelopment or expansion of space in the waterfront- and trail-contiguous
properties faces an already myriad of flood plain-related factors and requirements based on laws,
regulations, policies, and interpretation of laws and regulations. These alone complicate the
development process. However, the waterfront and trails are, as described, very much a significant
component of future economic development and are aspects of its DNA. It is essential that the
Pottstown Region view the waterfront and trail development throughout many of the jurisdictions
differently for quality development that accomplishes the above.
Creative site design is necessary to facilitate redevelopment of the waterfront and trail areas in a way
that:







Preserves or enhances public access.
Extends the pedestrian system along the waterfront to the extent possible.
Allows for a return on investment and property economic viability.
Preserves or enhances public vistas to the water.
Preserves or enhances boat access to the water.
Appropriately uses the natural features of parcels.
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The waterfront- and trail- contiguous properties as well as many of the other defined opportunities can
only be developed or redeveloped using creativity. Therefore, static land use designation and related
regulations, such as traditional zoning, are ill fit for the area. Utilizing a site-specific, performanceoriented approach with requirements of compatibility with other properties and the character of the
surroundings is most appropriate and will not stymie redevelopment and reinvestment; rather, it could
foster such activity. This can be accomplished by having a special land use designation, followed by
regulatory procedures affording flexibility on a site-specific basis as well as creativity and compatibility.
A Planned Unit Development (PUD) is the conceptual regulation that best fits the needs of the waterfront
and trial areas associated with at least five jurisdictions. Most PUD regulations have minimum site sizes to
qualify. If applied in the Pottstown Region, a minimum site size requirement could well be the case; but it
is suggested that there be no minimum site size requirement for areas near or along the waterfront, tail
areas, or for potential commuter rail transit areas.
The purpose of the PUD regulation is to provide flexibility to the developer while increasing benefits to
and involvement by the community, by fostering creative development to the benefit of all. In the
process:






Most often, ultimate PUD approval control rests in the hands of the legislative body of the
community and not administrative offices.
Most require public hearings and other input on the plan that is not required through traditional
zoning and development approval.
All traditionally involve mixed-use activity.
Site design concerns beyond traditional set-back requirements, etc., are considered in return for
removal of those traditional stipulations.
The jurisdiction is able to impact physical design and compatibility from the start of a
development process, while the developer can consider mixing uses, higher densities,
elimination of other restrictive stipulations, and other possibilities from the beginning.

It is suggested that the eight jurisdictions cooperatively develop one set of PUD regulations that can
then be appropriately adopted and administered at the local level. This would be cost-effective, would
promote the commonality of development throughout the Region, and would facilitate marketing of
critical areas and sites.
25) No Impact Home-Based Businesses as a Matter of Right - Office space in homes has seen the largest
proportional increase in growth relative to other office space over the last ten years around the
country. It is estimated that about one-third of all new office space is found in the home.
Furthermore, two of the largest “market value” corporations in the United States and the world Apple and Microsoft - started in garages in homes. Currently, Pottstown, West Pottsgrove, Douglass,
and New Hanover allow home occupation as an accessory use in residential and commercial; Upper
Pottsgrove and North and East Coventry permit by right no-impact home-based business in
residential zones; and Lower Pottsgrove allows in residential zones no-impact home-based business
as an accessory use and low-impact home based business as special exception. While each
jurisdiction addresses the issue, each addresses it differently.
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The home-based economic future linked to global communications as a means of conducting business is
important to Pottstown Region. Integration of offices in residential character areas can be done and is
appropriate, provided that there are regulations that allow for such as a matter of right where the
character of the area is not impacted (no impact). This can be done by allowing ,as a matter of right,
operations that do not have substantial clientele or patrons coming to the operation, restricting
commercial signage, restricting on-site parking, placing other regulations that favor maintenance and
enhancement of the existing structures and diminishing the value of demolition of existing structures to
replace them with new structures. It is suggested that one policy reflected in the zoning ordinances be
adopted for all jurisdictions in the Region utilizing the Upper Pottsgrove and the North and East
Coventry regulations as a guide.
26) R & D Activity as a Matter of Right in at Least One Zone – As is the case with the other noted zoning
issues, each jurisdiction handles R & D activity differently. It is suggested that each jurisdiction have
at least one of their zoning categories that allows for R & D activity as a matter of right.

Micro Level Enhancements
27) Outdoor Cafés - In order to encourage pedestrian activity and street life within Downtown
Pottstown, it is recommended that the Pottstown Downtown Improvement District Authority
(PDIDA) and the Pottstown Borough Council give consideration to modifying the Conservation
District (Downtown) Design Guidelines to allow restaurants to operate outdoor cafés on sidewalks,
including areas within the public right-of-way and in courtyards, provided that pedestrian circulation
and access to business entrances shall not be impaired. It is also noted that for other suggested
developments, such as those for New Hanover Township, the conceptual proposal is also
appropriate.
The definition of an outdoor café does not include stand up or window food and beverage service
located along the public sidewalk or within required front yards. The following standards and guidelines
are applicable:








To allow pedestrian circulation, a minimum number of feet and leading to the entrance of the
establishment should be maintained free of tables and other encumbrances.
Planters, posts with ropes, or removable enclosures are encouraged and should be used as a
way of defining the area occupied by the café.
Extended awnings, canopies, or large umbrellas are permitted in order to provide shade. Colors
should complement building colors.
Outdoor cafes are required to provide additional trash receptacles.
Tables, chairs, planters, trash receptacles, and other elements of street furniture shall be
compatible with the architectural character of the building where the establishment is located,
and shall be approved by the jurisdiction prior to the issuance of the sidewalk café permit.
Whenever possible, trash receptacles and other elements of the street furniture shall be
compatible with that employed in the public right-of-way.
Such permissible materials provided with the sidewalk café should be of professional quality and
workmanship to ensure the safety and convenience of the public.
21
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The jurisdiction may require the temporary removal of sidewalk cafés when street, sidewalk or
utility repairs necessitate such action. This action may include the immediate removal or
relocation of all or parts of the sidewalk café in emergency situations or for safety
considerations.
The jurisdiction and its officers and employees shall not be responsible for sidewalk café fixtures
relocated during emergencies.
The operators of outdoor cafés shall be responsible for maintaining a clean, litter-free, and wellkept appearance within and the immediately adjacent to the area of their activities.
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Additional Incentives and Tools
28) Focus on Local Controlled Incentives - Incentives are, for better or worse, often employed to
stimulate economic development. Many quality measures that can be applied and that are available
and controlled at the local level are often key tools. These include:












Control, use, and pricing of utilities and utility hook-ups.
Zoning regulations and expedited processing for desired projects.
A “one stop” ombudsman process.
Seeking long-term return on investment versus short-term return.
Sharing of payment of off-site and on-site improvements.
Provision or assistance with parking.
The means of paying or contributing to infrastructure costs, such as special benefit or taxing
districts and reallocation of resources to an area.
Expediting capital budgeted projects.
Utility rates and agreements.
Cooperative training of a labor force for individual operations.
Property tax incentives, including abatement and phasing of the investment in improvements.

Each of the above impacts the “bottom line” of a development or business operation. There is a
tendency to forget the accumulated impact that the above can have in favor of simply the availability of
state and federal financial injections into a project or projects.
While “financial injections” often come from outside sources in many communities around the country,
that does not have to be the case. There is an option which could have a much greater positive impact
on Pottstown Region in general, and on economic development efforts in particular. That would be to
pursue an “Economic Development Capital Fund” that is similar in concept, if not identical to, the
following options. It is noted that:



Available private sector resources, if marshaled, will always be greater than public sector grant
resources.
The proposal is not based on a contribution or “angel” fund, nor is anyone asking to “donate
money.” An Economic Development Capital Fund is an investment mechanism like many others.
The difference is that a portion or all funds would be invested in Pottstown Region, thereby
providing a direct return to the investor and an indirect or “spin-off” return to investors and
their community, whether they reside in, frequent, own property, and/or operate a business in
Pottstown Region.

An Economic Development Capital Fund would be identical to any traditional “mutual fund,” with a few
critical exceptions. The fund would be established by and part of any traditional brokerage or mutual
fund manager, such as T. Rowe Price, Vanguard, a local investment firm, etc. Money is invested, not
“given” to the fund. It can be removed by the individual investors after a set time frame or at any time
and replaced by other investor funds. However, unlike other funds, either (a) a proportion of the earned
income is “given” to a designated 501(c)(3) organizations that would invest the money in economic
23

Regional Strategy Report

Pottstown Metropolitan Region

development activity in the area; or (b) all funds would be used directly for such purposes. If partial
dollars go to a tax exempt organization, the investors would get annual tax deductions for the
contribution as well as the return on the remainder not given to the tax exempt entity.
If a portion of the funds did go to the tax-exempt organization, the direct funds reinvested would be
lower than in a traditional fund, but the total “return” is only marginally different because of the
accrued tax benefit.
The illustration that follows assumes the tax exempt methodology with only a portion for the return on
funds used locally for economic development purposes. In the illustration, a “capitalization” of $1
million is used only for example purposes. These funds could come from individual investors, corporate
interests, pension funds, private pension resources, etc. The fund could have a very low investment
threshold, such as $500, making it available to almost all segments of the population. The illustration
assumes an annual return of 8%.
Figure 6: Economic Development Capital Fund Example

Economic Development Capital Fund

Capitalization/
Resources
(ex.: $1M)*

Annual Return
(ex.: 8% or
$80K)**

501(c)(3)
Tax Deduction
(ex.: $40,000)***

ED related
organization

Reinvested
Return
(ex.: $40,000)

ED related
activity

*Considered minimal initial capitalization amount. Amount capitalized grows annually based on reinvestment.
**Return estimates likely to be understated significantly. Dollar amount could be capped or percentage.
***Resources available for community and economic development activity

Source: The Chesapeake Group
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As stated above, this figure is conservative, well below returns recorded in the past fifteen years by
managed funds. Assuming only an 8% return and a 50% split (could be any percentage or flexible or
fixed proportion), $40,000 would be earmarked for the non-profit, with the tax benefit of the
contribution accruing; and the other one-half would be reinvested or returned to the investor. Capital
could continue to accumulate, but the “gift” amount would hold constant in this scenario. Thus, the
proportion of the return, but not the actual dollar amount “granted” to the non-profit of the total
resources and earned income, could diminish annually. The cap of dollars could be “set” from the onset,
so that returns greater than 8%, if achieved, would resort in greater capital accumulation, not added
“grants.”
The new resources could be used for a variety of purposes, including but not limited to, any of the
program elements, such as capitalization of small, entrepreneurial businesses; purchase of property;
assistance with creating redevelopment; assistance with rehabilitation; assistance with financing the
described apprenticeship program; etc.
The advantages of an Economic Development Capital Fund are numerous and include being able to seek
long-term returns versus short-term returns on the investment and financing entrepreneurship that
otherwise could not be financed.
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Program Synopsis

Component

Description

Geographic Area

(1) thru (4) Recruitment

4 potential types

Letting people know
opportunities exist.
Recruitment of developer
for specific areas/projects.

Defined key sites,
areas and general
Keys sites and
areas

(1) Developer
Recruitment

(2) Individual Business
Recruitment

Create coordinating team.
Develop set schedule.
Identify Qualified
developers.
Develop Marketing
Materials.
Review Submittals.
Dissemination of Info.
Follow-up contact.
Establish Meet & Greet
Ambassadors.
Recruitment of clusters of
like entities.
Processes same as above
only no RFP/RFQ and review
of RFP/RFQ,

Key sites, areas and
general

Priority
(1-5)
1-Highest

Primary Component

Short or
Longterm

Table2: Program Synopsis

Both

1

Tri-Co. Chamber,
Mont. Co.,
Chester Co.,
PAID,
PDIDA

Both

1

Same as above

Both

1

Participants/
Coordination
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(5) Growing Our Own Local Entrepreneurship
Program

Component

Description

Geographic Area

Participants/
Coordination

Priority
(1-5)
1-Highest

Primary Component

Pottstown Metropolitan Region

Short or
Longterm

Regional Strategy Report

(3) Professional &
Services Recruitment
(4) R & D Recruitment

Same as above only more
general in nature.
Same as above.

Same as above

Same as above

Long

5

Key sites and areas

Both

1

With or without
apprenticeship
component

Internal generation of new
business people, start-ups,
franchise owners, etc.

Entire Region and
all facets of
economy, but also
focus on
Downtown
Pottstown,
Douglass, New
Hanover for retail

Same as above
plus MCCC, other
county ed.
Institutions
Exelon, other
Regional and nonRegional
companies,
possibly The
Incubation Factory
MCCG, Other
higher ed.
institutions
outside Region in
Greater Philly
area, local arts
council, Regional
and national
chapters of AARP,
local foundation,
local accountants
and financial
advisors
School systems,
colleges, local
businesses, arts
council, select
private
organizations

Long

2

Identify participants.
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(6) Regional
Cooperative Internet &
Social Media Based
Organization

(7) Extract Greater
Dollars from Region

Component

Description

Collective marketing of
products from businesses
within Region to others

Construct program.
Identify Apprenticeship
Opportunities.
Develop scholarships.
Linkage to financing of
businesses.
Commitment for weighing
long-term return above
short-term.
Increase online purchases
and broaden market for
area businesses.

Expand partnerships for
events and frequent users

Develop committee.
Establish online presence.
Grow participants.

Enhance partnership with
local area businesses for
major events.
Establish a graduated
frequent purchaser program
for food establishments.

Geographic Area

Region

Focus on areas
most impacted by
events

Participants/
Coordination

Property owners,
building owners,
business owners
Local businesses,
Tri-County
Chamber,
Montgomery &
Chester Co. econ.
Dev. Organizations

Priority
(1-5)
1-Highest

Primary Component

Pottstown Metropolitan Region

Short or
Longterm

Regional Strategy Report

Short

2

Both
Event
organizations, area
business
organizations

1 to 3

1
3
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Cultural & Arts Advisory
Committee

Pottstown Metropolitan Region

Integration of activities
and organizations to
further expansion and
economic health of subcomponents

Provide an “official” status.

Region, with
emphasis on
natural, cultural,
historic and ag.
resources

Perkiomen &
Schuylkill River
Trail interest,
Pottstown Arts
and Cultural
Alliance, school
systems, Tri-PAC,
Mont. Co. Parks &
Heritage Services
Dept., Hill School,
MCCC, plus PA
Council for the
Arts, Peter Wentz
Farmstead Society,
Audubon Center
@ Mill Grove

Short

3

Options include appointed
committee by admin or
legislative branches of
Mont. & Chest. Co.; each
legislative body of the eight
jurisdictions appoint;
formation under the
auspices of the PA. Council
for the Arts; formed under
the auspices of the TriCounty Chamber.
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(9) Foster & Promote
Agricultural Tourism

(10) Enhance linkages
between nature &
cultural oriented events
by adding ag.
component

Pottstown Metropolitan Region

Expand awareness and grow
contribution to the Region’s
economy.

Region’s areas
where ag. is still
dominant

Tri-County
Chamber,
individual
operators,
farmers’ coop,
Peter Wentz
Farmstead Society,
Mont. Co. Parks &
Heritage Services
Dept., others

Both

2

Region, with
emphasis on
natural, cultural,
historic and ag.
resources

Perkiomen &
Schuylkill River
Trail interest,
Pottstown Arts
and Cultural
Alliance, school
systems, Tri-PAC,
Mont. Co. Parks &
Heritage Services
Dept.

Short

1
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(11) Establish a Spring
“Cultural Crescendo”
event – Youth oriented

(12) Art in Public Places
Program

Three dimensional art and
murals
Three dimensional arts

Mural art

Enhance outdoor arts to
enhance image & create
Regional commonalities.
Select theme or
commonalities.
Determine most
advantageous acquisition
methods (may change from
location to location.)
Identify location places.
Same as three-dimensional
art.

Region, with
emphasis on
natural, cultural,
historic and ag.
resources

Perkiomen &
Schuylkill River
Trail interest,
school systems,
Tri-PAC, Hill
School, Mont. Co.
Parks & Heritage
Services Dept.,
MCCC, plus PA
Council for the
Arts, Pottstown
Arts and Cultural
Alliance, Peter
Wentz Farmstead
Society, Audubon
Center @ Mill
Grove

Short

2

Region in
commercial areas
and entranceways
on major routes

All of the above
groups
Same as above

Both

2

Same as above

Both

3
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Macro and micro level
enhancements

Improvements that would
enhance economic
development or are
essential for that purpose.

(13) and (14) Separate
Airport Projects

Support proposed runway
enhancement and
expansion plans.

(15) and (16) long and
short haul rail lines

Support continuation of the
lines for the future
economic options.

(17) New commuter rail

Support development of
commuter rail linkages to
Philadelphia to enhance
opportunities for growth
and improve quality of life
for entire Region.
Support interchange
improvements outside and
inside of the Region where
necessary.

(18) Major highway
enhancements

Select projects
throughout much
of the Region,
impacting the
entire Region, or
critical to a
strategic section of
the Region
Strategic locations,
two airports

Federal, state,
county and select
local levels of
government

Both

1 to 4

Local jurisdictions
and joint Regional
planning
committee

Short

2

Rail lines
Local jurisdictions
throughout most of and joint Regional
the jurisdictions
planning
committee
Site specific at
Local jurisdictions
potential at rail
and joint Regional
stations but
planning
Regional impact on committee
growth and
employment
Regional impact on Local jurisdictions
growth and
and joint Regional
employment
planning
opportunities
committee

Both

1

Long

2

Long

2
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(19) parking
improvements in
Downtown Pottstown

Improve quantity of
perceived available offstreet parking and use of
on-street parking.

Downtown
Pottstown impact,
but health of the
core impacts
Regional viability

Borough, PDIDA,
Pottstown Arts &
Cultural Alliance,
Schuylkill River,
MCCC and trail
interests
Same as above
Same as above

Short

3

Douglass Township
interest but health
impacts Regional
viability

Township, Main
Street, Tri-County
Chamber

Long

3

Regional
jurisdictions

Region’s
jurisdictions,
Region’s planning
committee, state
highway admin.,
Chester and
Montgomery
County road
control entities

Both

2

Establish committee.
Evaluate options for use of
public lots, private lots for
public parking, directional
signage, and fines and
system of on-street spaces.

(20) Gilbertsville
area/Douglass parking
enhancements

(21) Create a consistent
Regional “wayfinding”
sign system

Directional sign system to
and from Regional assets
and activities

Likely to be an issue in the
future if intensity of activity
occurs.
Evaluate options for use of
public lots, private lots for
public parking, and
directional signage.
Make it simple for patrons
of diverse activity and
employees to get to the
area, find what they are
looking for in the area, and
leave the area.

Identify what is to be
presented.
Select sign characteristics.

Same as above
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(22) State-of-the-art
Communications

Assure affordable stateof-the-art
communications available
to employment areas as
well as suburban and
urban residential areas for
home-based and other
business activity

(23) Back-up Power
Generation

On-site power generation
for future industrial
activity

Multi-tier signage with level
of detail dependent upon
approach speed, locations
on border or within Region
and activity location within
small geographic area.
Phased development of
signs as resources become
available or can be found.
State-of-the-art
communications may well
be the number one factor in
economic development that
is likely to be pursued in the
Region. Will also influence
residential growth
opportunities.
On-site back-up power
generation through
advanced technology and
alternative energy sources
with storage as Regional
incentive and to further
growth of alternative
energy.

Regional area for
existing or planned
economic activity
as well as suburban
and urban
residential areas of
the Region to
support homebased activity
Keystone
Boulevard area
crossing two
jurisdictions, the
Region’s two
airports, and other
related River
industrial areas
crossing multiple
jurisdictions

State, Counties,
local jurisdictions,
area providers, TriCounty Chamber,
PDIDA,
Gilbertsville Main
Street interests

Both

1

Exelon, Region’s
planning
committee,
Montgomery &
Chester Co.
economic
development
related entities,
Tri-County
Chamber, State

Long

4
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(24) thru (27) Zoning
Regulations

Pottstown Metropolitan Region

PUD, no impact homebased Businesses, R & D
as a right in one zone and
outdoor cafes

(24) Planned Unit
Development – currently
none of the Region’s
jurisdictions have a
complete PUD regulation
in place

(25) No impact home
based businesses as a
matter of right

To facilitate recruitment and
achieve the economic
development objectives
with maximum benefit to
the collective jurisdictions,
each individual jurisdiction
and the area’s residents’
consistency in certain
regulatory areas is essential.
Establish a Regional
committee of all
jurisdictions.

Region

All jurisdictions
and Region’s
planning
committee

Short

2 to 4

3

Formulate ordinance
language.
Adopt by each jurisdiction.

Only Upper Pottsgrove and
North and East Coventry
allow “no impact” home
based businesses as a
matter of right. Others

The other
jurisdictions than
Upper Pottsgrove,
East Coventry, and
North Coventry

5 of the Region’s
jurisdictions

Short

4
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Pottstown Metropolitan Region

(26) R & D as a matter of
right in one zone

(27) Outdoor Café
regulations

permit such as certain
Circumstances. Adoption of
regulations as in the
aforementioned 3 would
bring consistency to the
Region for attraction of new
residents.
There is no common zone in
all jurisdictions for R & D
although all have some
zones with at least a
mention of the activity or
the intent associated with
creating the opportunity. No
common zone is necessary,
but provision in at least one
zone in each jurisdiction
would benefit all providing a
full range of potential
locations for operations.

Downtown
Some modifications to
Pottstown and
regulations related to
outdoor cafes are warranted Gilbertsville
for both Downtown
Pottstown and Gilbertsville
to increase character and
ambiance.

2

Borough and
Douglass
Township

Short

3
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(28) Focus on local
Controlled Incentives

Pottstown Metropolitan Region

Control what one has
control over in the public
and private sector and ad
local fiscal resource

Putting together strategic
incentive package for
appropriate use based on
criteria

Creation of an economic
development fund

There are many local
incentives, including utility
fees, processing fees and
speed, utility costs and
agreements, labor force
training, capital budget
control, sharing of on and
off site improvements, etc.
In addition, there is the
opportunity to create an
incentive using private
investment dollars.

Create a local investment
fund to provide injection
into deals.

Region

All local
jurisdictions,
Exelon, other
corporate
interests in
Region, public
controlled pension
funds, unions,
local foundation,
hospital affiliated
entities

Both

2 and 3

2

3

Source: The Chesapeake Group
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