REVITALIZING
DOWNTOWNS WITH
DOWNTOWN INFILL

DowntowN MARKETING & DEVELOPMENT
By Barry Cassidy

When most traditional downtowns were planned,

normally there was a residential component to
maximize the income of the buildings, and for practical

purposes, enable additional rentable space for the
owner. Now, with the movement of people back to smaller towns,
the modern-day adaption is not quite like it was in the days when
these downtowns were originally designed.

New infill seeks to maximize residential
tenant space, with the commercial compo-
nent being more of an adjunct in the fund-
ing scenario. As downtowns continue to
develop, apartment complexes in the
downtown become more common. I am
writing this article from one of the more
successful of Phoenixville’s infill develop-
ments, the Phoenix Village complex at
131 Bridge Street.

I worked on that project from the time
that it was 400 linear feet of contaminated
vacant industrial space in the downtown.
Anyone who has dealt with the Phoenix
Steel Site will tell you that nothing goes
easy when it comes to the redevelopment.
The Phoenix Village project has brought
people to the downtown, as well as provid-
ing additional retail to fill the street spacing
gap on the 100 block of Bridge Street.

I believe one of the biggest contributions
of the project is not the residents that offer
a “captured market” for the downtown,
but the commercial establishments that
have flourished on the ground floor. They
have done for the 100 block of Bridge
Street what Iron Hill Brewery brought to
the block when they opened in a previous
infill project.
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In 2003, when I was hired to lead the re-
vitalization, there was only the 200 block
as a viable district. The three infill projects
brought the 100 block back. The higher
end rentals in the buildings changed the
dynamic of the downtown. Sedona Tap
House being located across the street from
Iron Hill Brewery is a very powerful retail
anchor for the 100 block. The block also
boasts the development of the Customers
Bank Building, which was also a part of
the Phoenix Steel Site.

Meanwhile, on the 300 block of Bridge
Street, the district court and the borough
building anchor the renewed develop-
ment. Unlike the 100 block, there were not
a lot of vacant lots available to build infill
construction. It is not until you get to the
500 block in Phoenixville where there is
there significant property to have another
infill development.

The structures from Hall Street to
Wheatland Street soon will be demol-
ished, and another infill development is
going to be built. This development will
add 375 apartments, as well as about
40,000 square feet of commercial space.

(Continued on page 20)
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111 MAIN STREET (SE CORNER OF RT. 63 & 29)
SIGNALIZED INTERSECTION
GREEN LANE, MONTGOMERY COUNTY, PA 18054

“ToTAL REAL ESTATE CAPABILITY"

38,751 SF SALE/LAND
LEASE OR BUILD TO SUIT

High Traffic Signalized Corner Area of Few Commercially Zoned Competitive Parcels.

7 Miles to PA Turnpike / Lansdale Interchange

Northwest Montgomery County—Upper Perkiomen Market!

Strategic Rt. 63 & 29 Intersection/244' of Highway Frontage

Zoned BC-Borough Commercial/Approximately 18,000 Daily Traffic Count

« Concept Engineering Indicates Likely Potential for Approximate 3,000 SF Bank Development or 5,000 SF for Retail
Use

« All Traffic between Lansdale & Harleysville on Rt. 63 & from Collegeville on Rt. 29 passes this site to and from Red

Hill, Pennsburg, East Greenville & Palm

DEMOGRAPHICS / 5 MILE RADIUS
Population 34,816
Households 12,997
Median Household Income $84,565

$579,000 SALE
$60,000/YR. NNN GROUND LEASE

"8

Contact: Alan Apt

414 W. Main St.
Lansdale, PA 19446
Office: 215-855-9600
Email: alan@aptcor.com
www.aptcor.com

ALL INFORMATION FURNISHED REGARDING PROPERTY FOR SALE. RENTAL OR FINANCING 13 FROM SOURCES DEEMED RELIABLE, BUT NO WARRANTY OR REPRESEN-
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CLARK INDUSTRIAL SuPPLY INC.
301 West High Street ® Pottstown, PA 19464

610.705.3333

www.clarkindustrialsupply.com
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 Performance Products
* Hydraulic Hose & Fittings
* A/C Hose & Fittings
Weatherhead/Brass
Metric & BSP Fittings
Industrial Rubber Products
ECCO

e Light Bars

* Flashing Lights

* Back-up Alarms

INDUSTRIAL HARDWARE SUPPLIES

ON SITE EQUIPMENT REPAIR SERVICE

Established 1975
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P: (888) 646-6161 F: (610) 404-7371
www.ludgate-eng.com

DownTOWN MIARKETING & DEVELOPMENT

(Continued from page 19)

This development will basically bridge
the street spacing gap to create
continuous retail (within reason) for six
total blocks.

The expansion of the retail is not just
a function of the development projects
but represents more of an interest to
build and invest in Phoenixville.
Another Phoenix Steel site apartment
development has already been built on
the other side of the French Creek
behind the Customers Bank Complex.

In addition, there is another Phoenix
Steel site townhouse and apartment
project that was just given an extension
by the borough council to continue
to work through the approval process.
The project features 311 townhomes
and 245 apartments. Neither of those
developments feature retail space.

These investments represent about
1,000 more units in the downtown in the
near future. These numbers bode well
for the existing retail on Bridge Street, as
well as the planned additional 40,000
square feet. Even though there will be
more people, it is the continuous nature
of the downtown that will be the most
important thing.

When I managed the South Street
District in the city of Philadelphia, we
used to call it the South Street Stroll,
where people would walk up and down
both sides of the street to make a loop.
Ideally that is what should be attempted
in Phoenixville to make the walk
interesting enough that everyone gets
foot traffic on the commercial strip.

It is interesting that each side of town
had available vacant/underutilized
ground that enabled large amounts of
people to be domiciled. I guess the next
question is, will there be enough demand
for the space? I had no further to go but
to the other end of the lobby that I work

in to chat with Phoenix Village sales
representative Joe Sheldrick.

Sheldrick, a native of England, works
the sales desk most days and reports that
the business is steady, and vacancies are
minimal. “We had six applications last
week, and normally, of those, we rent four
or five apartments per week. We keep
very busy, as there is a great demand to
live in downtown Phoenixville.” He said.
I'watch them come through to talk with
Joe or his fellow sales representative Rita
Mora every week, as I sit in the lobby
working on my train project. Working in
the lobby enables me to chat with people
and stay current.

The influx of people has created the
retail demand for entertainment, and the
restaurant scene is bolstered by the
expansion of the Colonial Theatre in the
center of town. The acquisition of the old
bank building next to the theater enabled
the facility to offer any number of movies
in a day.

The blend of the amenities and the
well-designed wayfinding system make
it easy for people to move around and
have their retail, entertainment and
dining needs met. Being in an existing
downtown, the road has curves and it is
not laid out like a mall. This provides for
the quaintness and makes the journey to
get to the end of each street and see what
lies beyond intriguing.

In many cases, every downtown is a
series of 100-foot intervals for street
trafficc and a town needs to have a
continuous flow for the retail in order to
draw the interest. Phoenixville has had its
share of gaps in the building flow, but the
infill with many new residents is
enabling the downtown to expand
linearly without creating a loss in interest.

Barry Cassidy is a freelance grant and economic
development consultant. He can be reached at
barrycassidy@comcast.nef.
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