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Re: Croydon Transit Revitalization Investment District (TRID) — Final Planning Study
“A Plan for 2010 and Beyaond”

Attn:  Jeffrey Bartlett,
Township Managing Director

It is with great pleasure that we submit this document for Council’s approval and acceptance before forwarding
onto the PA Department of Community and Economic Development as satisfaction of the TRID/LUPTAP Grant
for this phase of development of the TRID program and Transit-Oriented Development to revitalization the
Croydon Section of Bristel Township, in an area in proximity to the SEPTA Croydon Station and its new
construction.

We believe that it satisfies the Grant conditions; contalning: the Market Analysis, Value Capture, establishment
of a viable TRID Boundary, and the Draft Agreement to effect the TRID area and program. In additlon, it is in
conformance with the original Request for Proposals, and has been reviewed by the Key Stakeholders working
group, and other key agencies having a say on TRID, including SEPTA, the Bucks TMA, the BCRDA, Bucks County,
DVRPC, area legislators, and members of the public through their input at various stages.

We (Pennconi Associates Inc., and Economic Development Assoclates) look forward to an opportunity to assist in
subsequent phases of implementation of this challenging and worthy undertaking for the citizens/residents of
Croyden and the Township in a program that can induce additional mass transit SEPTA ridership, and tax
revenues from future development and redevelopment as revitalization occurs over time.

Very truly yours,

loseph Luste, P.P., Ph.D.
Project Planner

ce: Bucks County Commissionars & Planning Commission
SEPTA/Amtrak
Bristol Townshlp School District
Redevelopment Authority of Bucks County
Bucks County Transportation Management Assoclation
Delaware Valley Regional Planning Commisslon
Area Leglslators
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PREFACE — EXECUTIVE SUMMARY

Background:

Bristol Township, Bucks County, has been awarded a PA Depariment of Community and Economic Development (DCED)
Land Use Planning Technical Assistance Program Grant (LUPTAP) to study the prospect of a Transportation Revitalizatlon
[nvestment District (TRID) In the neighborhood known as Croydon, along the SEPTA R7/AMTRAK Northeast Corridor rall
Itne.

The U.S. Route 13 Revltallzation Plan {April 2004) and subsequent Bucks County Waterfront Revitallzation Plan {February
2005} are key documents supporting this study. Croydon is strategically located on the Route 13 corridor, and is potentially
a major gateway to the waterfront reclamation that is zlready underway. Also utilized was the 2008 Bristol Township
Comprehensive Plan. Key relevant Features/background data of the previous draft future vision planning effort by the Miller
Destgn Group Initiated In 2007, have been brought forward in this document, and said pfan wlil play a role In the next steps
towards Translt-Oriented Development and zoning ordinance amendments, or re-zoning as may be applicable,

SEPTA is moving forward with construction commencing In the Spring of 2009 with a npw $15 million reconstructlon of the
Croydon Rail Station, which will include new park and ride spaces, a new parking fot on the easterly side of the rail right-of-
way, ADA accessibllity throughout, platforms, shelters, relocation/re-alignment of Cedar Avenue, lighting and landscaping.
This new statlon will provide convenient access to Philadelphla, and Trenton, NJ and New York via New Jersey Transit
Commuter Rail Line from Trenton. Access to Amirak service from Trenton and Philadelphla is avallable through SEPTA
connections.

Bristol Township Is struggling, as are many first generation suburbs of Philadelphia, with how to redevelop underut]lized
properties near major transit facillties and thereby increase a tax base from real estate already devetoped to or near
capacity. Smart development {Smart Growth) Is necessary for many municipalities to remain viable. Development around
the Croydon Station is consistent with the Governor's “Keystane Principles” of redeveloping first while providing efficient
infrastructure {in this case, public transportation).

This TRID study will assist the Bristol Township's governing hody to determine future funding options, and generate new
ideas to ensure efficient community growth while retaining neighborhood integrity, providing new housing opportunitles,
creating Transit-Orlented Development (TOD) opportunities that bring jobs into the area and encourage private Investment
within the Croydon study area.

Partnerships:

This TRID study and the application for funding was generated by several agencies, all of which have partnered together
while sharing a commaon stake in advance this Croydon TRID. These agencies, listed below, believe that this TRID project is a
key community and economic development Inltiative;

»  Bucks County Commissloners

s [ristol Township

e Sputheastern Pennsylvania Transportation Authority (SEPTA)

s Bucks County Transportation Management Association (BCTMA)
v Delaware Valley Regional Planning Commission

e Bucks County Planning Commilssion

s Redevelopment Authority of Bucls County



Project Description:

This Croydon TRID Planning Study determined the opportunity for TOD and provided an understanding of how a TOD will
benefit the community by establishing anticipated future land uses that could occur over time and which would be the
subject of a TOD Ordinance to be developed, subsequently, as a next step to this process, This future TOD wlll consist of
moderate to high density housing along with compilmentary public uses, Including, but not necessarily limited to; jobs,
retall, series and professional office space, all concentrated in a mixed use development located along the regional rail
system. A three-phase scenario has been forecasted In/for this TRID study and plan,

It is understood that a typical TOD has the transit facility at its central core with accompanying resident, commercial and
employment uses within walking distances {typically 1500-2000 feet), and that TODs emphasize a self-staining community,
pedestrian —oriented environment and reinforces the use of public transpertatlon,

It Is envisioned that this TRID study and plan becomes a model for TOD throughout Bucks County. Private developers are
already engaged In two waterfront redevelopment projects in neighbaoring Bensalem Township, which, while not TODs in
the traditicnal sense, will have convenlent access to commuter rait through bus connections. Understanding how TRID will
impact the Croydon community specifically, and 8ristol Township as a whole, was a goal of this planning study, to ensure
that the community’s needs are in ine with the best possible TRID solutions and future TOD solutions and end resulits.

TRID Boundary Establishment:

As reflected on the exhlbits, the methodology employed was an initial maximum ¥ mille radius TRID boundary from the
Croydon Station, with a minimum boundary of 1/8lh mlle radius, per the TRID program, and more particularily Section 301
{2) of the TRID Act which spells out the boundary establishment and guidelines, Secondty, and as a basls, land use patterns
as defined by the 2008 Bristol Township Comprehensive Plan as adopted was established within the maximum % mile
radlus. Thirdly, the area most affected for the foreseeable future up to 20 years was established within the maximum %
mile radlus — with the exceptlon of adding the Industrial land use parcel to the east along Route 13, and as suggested after
review by the Key Stakeholders, adding In the former traller park parcel to the south. The area in purple as shown on the
TRID Boundary Map exhlbit extends beyond the % -mile radius is |ustified and is conslstent with the TRID program approach
and direction. The Key Stakeholders reviewed and hence agree wlith the boundary as proposed for TRID and subsequent
TOD, In addition to Value Capture and Market Analysis for three (3) development phases over time.

Development/Re-development Phases:

As elaborated upon in chapter two, Fhase One for priority projects is presented in a 0 to 2 year window of activities, and
includes the SEPTA Croydon Statlon reconstruction, street and fagade improvements, infrastructure improvements, and
work on zoning ordinances and a TOD ordinance. Phase Two encompassed a 2 to S year window of actions calling for TOD
style residential development of up to 200 units, and 5,000 to 10,000 square feet of high quality commercial office space
and retail re-development, in addition to physical improvements to screening and buffering the rail line. Shared parking is
also fisted as an activity to pursue during this phase two, For the longer range, Phase Three, belng a 5 to 20 year window
projection, envisloned are: up to 800 residential units, up to 20,000 square feet of additional high quality, commercial, retail
and office space supportive of the TOD, and certain Township administrative actions. These phases are used to accomplish
the market analysis and value capture as required.

Market Analysis:

The Croydan TRID is located with an affluent market of Bucks and Mantgomery counties In Pennsylvania and Burlington and
Mercer countles In New Jersey. Both residential and non-residential growth In this market has been very strong within the
past decade, although the current economic contraction has slowed development considerably with this market and the
nation as a whole. it is expected that in the future when the current inventory of unsold housing is sold and commerclal
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occupancy rates rise, demand for new housing and commercial space will be strong in this region, particularly areas with
superior transit access.

The current housing market is currently “tight” in the Croydon sectlon of Bristol Township due to the long-term ownership
and low mortgage characteristics of the owner-occupied housing stock. With Improvements to the Croydon train station
and a proposed marketing effort by the Croydon development entlty, the demand for higher quality, affordably-price
housing near the train statien should have strong demand.

The current retail market In the Croydon TRID boundary is generally limited to thosa businesses that goods and services to
local residents and a drivers traveling through Croyden on Route 13 that stop for essential and conventence purchases
along the Route 13 Commercial Corrldor. This plan talls for the development of up to 800 new resldential units that will
seek goods and services locally. This increase in consumer purchasing power should support the development and
operation of at least 25,000 to 30,000 square feet of high-quallty retail, restaurant and office space wlithin the TRID
boundary.

Economic Development Impact & Value Capture Analysis:

The creation of a TRID development program and the Improvements to the SEPTA Croydon train station will stimulate new
investment with the TRID boundary over the 20-year life of the Croydon TRID program. The proposed TRID program will
include a comprehensive program of infrastructure and aesthetic improvements that will create an attractive and
economically feasible environment for private sectlon in Investment in new housing, retail and office development.
Funding for such improverments will come from a varlety of sources including governmerttal grants, private sector debt and
aquity and bond revenue secured by the new revenue generated by the private-sector development.

The proposed TRID develapment program Included in this plan call for the development of 1,000 new residential units with
a value of at least $250 million, retail space with a value of $8 million and new office space with a value of 35.5 milllon. The
total value of the private Investment generated by the Croydon TRID program is estimated to be $263.5 million. The
capture of this new generated value Is descrlbed in the chapter and detailed the Value Capture Analysis Chart and Financial
Plan.

This new marginal value generated by the TRID program can be captured through the establishment of a TRID agreement in
accordance with the TRID leglslation that captures the new tax-flow paid by the owners of the new development Into an
authorized TRID fund that will be utilized by the TRID management agency for operating expenses and debt service on
bonds that are to be issued to fund infrastructure Improvements, land acquisition and other related development costs that
will stimulate the development program. Funds will also be provided to SEPTA for certain malntehance and improvements
of and around the train station. The remaining funds wlll be distributed, as per the agreement, on an annual basis to the
existing governmental entitles including the Township, County and local school district.

Financial Analysis:

The ultimate success of the TRID program will be dependent on the TRID Management Entity (TME) and [ts ability to secure
new development projects to generate revenue capture. It is Intended that the TRID agreement be adaptable to changing
market conditions and needs of the proposed TRID District {TD) constltuents, The percentages of allocation proposed and
types of expenditures funded, can and should be subject to review and adaptable to change at the discretion of TME and its
board of directors. The primary goal being the establishment and sustainability of a contemporary, transit oriented town
center that promotes multi-modal transportation and a walkable, business friendly community,

Pursuant with the value capture analysis and the TRID leglslation, proposed projects within the TD will be used to generate
or capture marginal tax revenue. In lieu of ordinary ad valorem taxes, new projects in the TD will be assessed a modest 2%
"TRID payment”. The 2% contribution will be based on market value of the proposed project. This revenue is in turn
relnvested into the TD and apportloned to the various participating TD entities, as established in the TRID agreement. Of
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the total capture revenue, 50% will be earmarked for re-investment into the TD and wilt be used to fund seven {7) malor
categaries of TRID activity.

Based on the proposed pro forma for TD development projects, it Is anticipated that the TRID will generate approximately
$64 million dotlars In total revenue capture. Of this 50% or approximately $32 million dollars will be relnvested into the TD
for such actlvitles as management, acqulsition, maintenance and new project development,

Infrastructure Analysis:

As noted in varlous sections of this TRID Study report and In particular chapter 3 on the Financial Analysis and preliminary
budget for the TME, there are a variety of public Infrastructure elements that will be addressed Immediately and over time
and which includes safety improvements for vehicles and pedestrians, streetscapes enhancements, and storm drainage and
sanitary sewering that are currently being addressed either by SEPTA In its Croydon Station Improvements, or will be
accomplished by the Managlng Entity over tlme as prolected. Private utilfties are those such as telephone, internet, natural
gas and public potable water which wlll of necessity be a function of projected land development, and redevelopment.

Environmental Assassment;

As evidenced In Chapter Four, and in the Appendix items D. and F. — the Draft Future Vision Plan hy the Miller Design
Group, there are no hazardous waste sites within the established TRID area, however suspected "Brownflelds sites” such as
dry cleaners, gasollne service stations, and similar land uses have the potentlal for on-site materials that could be
considered environmentally un-friendly, therefore development and re-development should consider this. Projected
development and re-development is not expected to have an adverse impact on the environment of thls TRID/TOD area,
nor wlill It adversely affect the health and welfare of the residents of the Croydon Area of Bristol Township.

In terms of utilities, publlc water and sewer, drainage, natural gas, electricity and communications services are all in place.
The private sector utilitles such as: electricity, potable water, natural gas, and communications are under the authorlty of
companies that can readlly supply thetr respective utllities for future expansion. As for drainage In the subject Croydon
area, SEPTA Is working with the Township on resolving storm water drainage issues. Future development will be tasked with
tending to its own storm water mahagement plahs In accardance with Township regulations. As for Sanitary Sewer, this
subject Croydon area does exhibit sanitary sewering which is collected and treated. in the past, a moratorium was placed
on future extensions In various sections of the Township. Any increase In the volume of sanitary sewer (wastewater) wlill he
subject to review and impact evaluation to accommodate future growth. In the meantime the Township Council will seek
$11 million ~ half grant money and half loans for repairs to tts Croydon treatment plan and sewer system next year, if
successful this action should provide for treatment capacity to handle the forecast re-development,

Transportation Analysis:

The TRID Study and Plan{s) for the future of this Croydon area of Bristol Townshlp revolve around the SEPTA reconstruction
of the Croydon Station. As pointed out ih Chapter Five, and Appendix Items D. and F. — the Oraft Future Vision Plan by the
Mlller Design Group, the statlon improvemants will have significant impact on the accessibility to Impraved mass transit, via
local and regional bus and rail connections and increased parking. Also, with the Improvement comes cpportunity for TOD
development. The Route 13 Corridor Study improvements for traffic and pedestrian/biking access will be addressed during
Phase Cne of the Implementation ptan. Ridership is projected to Increase slgnificantly, in concert with the recent and
presumed Increase of mass transit ridership due to the splke in gasoline prices and the need to contaln consumer and
commuter costs. With the projected improvements to the Station and the clrculation/accessibllity and bus
Interconnections, it is expected that local development will be accommodated easlly, Additlonally, SEPTA, as part of the
station reconstruction has committed to re-align the Cedar Avenue intersection which will certainly Improve vehicular and
pedestrian traffic and enhance safety. The proposed Imgrovements to the I-35 and PA Turnpike Interchange has the real
possibility of re-directing and removing significant through truck traffic on Route 13, particularly in the subject Croydon
TRID/TOD and station area.



it is recognized that baslcally all of U.S. Route 13, throughout Lower Bucks County is a dangerous stretch of road with many
accidents and fatalities, primarily pedestrians, recently. PennDOT has final plans for safety improvements from Bensatem to
Tullytown that should be coming In the next few weeks, with mosl of the funding in place, based on the 2003 traffic study.
A current streetscapes project underway in the Croydon Station area, together with SEPTA’s statlont make-over and new
constructlon will significantly improve vehicular and pedestrian safety, with programs slated to contlnue during
implementatlon of this TRID Study and Plan of Action.

Community Outreach and Input:

During the conduct of the Draft Future Vislon Plan by the Miller Design Group, several publjicly invited presentations and a
charrette were conducted in Croydon, and a subsequent Public/resldent Opinion Survey of Perceptions of Croydon. Initlal
work called for a total of 3 public presentations, two have teen accomplished previously, and one final, on June 10, 2009.
Results were made known and public. The Survey Results are fully presented in Appendix B. Essentially, responders favored
store front redo’s, take care of what's there; needs for: a produce store, coffee shops, music store, fabric and hobby stores,
professional offices, floral shops, etc. Most would want to see landscaping and associated roadway/street improvements,
with a call for affardable housing, and commuters/transit riders glven high polnts for 'user groups’. The public responders
wanted to see a reconstructed station area with more parking. They also encouraged ways to bring boaters off the
Delaware River up to the Route 13 area for bhusiness support. Responders desired a safe place to live and walk to the station
and around the area. Lastly, responders favored more and easier parking and accessibility.

Consistency with PA"s Keystone Principles:

This TRID Study and Plan Js highly conslstent with the Keystone Principles of re-developing first while providing efficient
Infrastructure {In this case, public transportation and support systems). In compliance with the Keystone Principles as
specifically detailed and set forth In the Appendlx, item E., this project also has the planned capablilities of concentrating
development, increasing job opportunities, fostering sustainable businesses, restoring and enhancing the environment,
enhancing recreational and heritage resources by accessibility, expand housing opportunities, Is planned reglonally but
implemented locally, and is seen as fair to support the equitable sharing of the henefits and burdens of development, and
which will provide technical and strategic support, by activities and actions, for inclusive community planning to ensure
social, economle, and environmental goals being met.

Matters pertaining to the generation of school-aged children from the future Transit-Oriented
Development residential Development (phases two and three and beyond:

The type of housing proposed in this TRID development plan is considered Transit-QOriented Development {TOD}) which has
been determined to generate far fewer public school age childdren than other forms of non-age restricted development.
According to a recent comprehensive study conducted hy David Listokin, of the Bloustein School for Public Pollcy at Rutgers
Unlversity, high-quality well-designed TOD residential development projects are generating an average of 2 public school-
age children for every 100 units. Therefore, the typlcal 200-unit residential development proposed near the Croydon train
station would generate approximately 4 school age chlldren in the local public school system. for the total residential
development program of 1,000 new TOD residentlal units, there would be 20 public school students generated.

Using the flgure of $10,000 to educate a student in the local public sciool system, at least 40,000 would be required to be
generated per year from the Value Capture Agreement for the local school district to cover the entire cost to educate the
students projected to he generated by each of the five planned TOD residential projects. The agreement provides for
5100,000 from each of the residential projects to be paid by the local TRID agency to the local school district, providing a
positlve revenue coverage factor of 2:5 to 1 from the residential projects alone,



Draft TRID Agreement between SEPTA, Bristol Township, and School District:

The Draft TRID Agreement in Chapter Eight essentially Is based on the TRID Act 238 of 2004 as adopted by the Pennsylvania
State Legislature by way of stipulations and requirements of the Act, and also guideiines promulgated by the PA
Department of Community and Economic Development with consultation with and by the Delaware Valley Regional
Planning Commisslon. It is based also on the defined TRID Boundary, Market Analyses, and Value Capture Analysis as
required by DCED. The Draft TRID Agreement sets forth those condltlons by which the parties agreed to ablde by and the
inherent understandings, roles and responsibllities, In addilion to the draft agreement shares of reinvestment district tax
revenues. The Officlal TRID Agreement will be prepared in the next stages as enumerated herein below. The Draft TRID
Agreement is to be between the Townshlp, SEPTA/Amtrak, and the School District.

Future Directions:

As fulty stated and detalled in Chapter Seven, and above in Development and Re-development phases, the
recommendations are essentially to establish priorities and actions/activities to Implement this TRID Study and Plan, modify
zoning regulations to accommodate Transit-Oriented Development, address the expressed wishes and desires of the public
{residents and businesses alike} — all to encourage increased transit ridership, and Improve the quality of life in the Croydon
Area of Bristol Township by adhering and carrying forward the phases as developed for this TRID Study and Plan and in so
doing carry forward the recommendations of the Route 13 Corridar Study/Plan, and the Bucks County Waterfront Pian as
well. It Is envisloned that TOD-styled revitalization, including mixed-uses, to Include professional offices, personal service
retall, shopping, all that cater to both restdents and commuters. Additionally, to be addressed will be: parking, walking and
accesslibility of parking and sidewalks, and safety enhancements to accommeodate the Jand uses within a TRID and TOD area
and transportation system impsovements.

Next Steps:

It Is recommended that upon acceptance and adoption of this planning study, that funding be secured to advance to the
first phase of mplementation as outlined herein, and which primarlly seeks to accomplish the following: establishment of a
non-profit 501 (¢} (3) public corporation to management and implement the recommendations of this planning study with
practical guidance and assistance from the Bucks Counly Redevelopment Authority to carry the Draft TRID agreetment
forward to official status and update as neéd be over time. The management entity, which would be directly overseen by
the Townshlp, would establish programs to carry out streetscapes, facades Improvements, utilitles Infrastructure,
acquisition, revitallzatlon, marketing program and campaign for developers of Interest, and coordination of parties, having
an ahility to work with private sector and public sector parties, as autharized. Further next steps are to prepare the Transit-
Oriented Development Crdinance {overlay aor re-zoning), and make adjustments to the existing zoning district{s) land uses
and regulatlons, accordingly. Additionally, the Townshlp should continue its program of streetscapes and safety
enhancements project to coincide with the SEPTA Croydon Statlon improvements and beyond as funding allows along the
Route 13 carridor in Croydon, as reflected in the U.S. Route 13 Revitalization Plan of 2004.

Summary:

This TRID Study and Plam has addressed the expressed intent and splrit of the TRID legislation/program, needs expressed by
both the Townshlp, Key Stakeholders, and the public (resldents and businesses) In a phased approach, which is supported
by market analysis and value capture evaluation of what is currently and realistically envisioned to be the re-development
and development scenario over time, which should increase mass transit ridership while enhancing the guality of life for
current and future residents, merchants, and commuters in the Croydon Area of Bristol Township. Future actions and
activities to accomnplish these goals have been presented as well, they being essential to implement this TRID Study and
Plan, accordingly in a structured and efficient manner as lald out, and approved.
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CHAPTER ONE - Market Analysis

TRID BOUNDARY

The boundaries for the proposed Croydon TRID area are shown on the attached exhibits. This project area is approximately
200 acres and contalns approximately 190 individual parcels. The area is currently predominantly residential with 143
parcels having residential uses and 41 being used for various commerclal purposes and 6 with light industrial uses. The area
has an assessed value of approximately $5.3 million. Based upon an assessment ratio of true to assessed ratio of .094,
establishing an estimated market value of the TRID area is estimated ta be 555 million.

Residential Market

The Croydon section of Bristol Township is an older established community of well-maintained resldences with
neighborhood retail and service business concentrated on Bristol Plke from the Neshaminy Creek to Mewportville Road and
alang Cedar Avenue, Single family resldences within the TRID area hava a predominant market value of between $150,000
and $300,000 with the majority in the tower $200,000 range.

The Croydon TRID s located within an affluent market of 8ucks and Montgomery counties in Penhnsylvania and Burlington
and Mercer counties across the Delaware River in New jersey. Residential growth has been very strong in the past decade
withiln this marketplace, although housing development has dramatlcally slowed since the middle of 2007 due to
overbuilding, sub-prime mortgage problems and the decitne of the business cycle into an economic recession. Housing
prices and rental rates in the oider areas of Lower Bucks County are lower than in the new suburban and exurban area of
the Montgomery/Bucks county reglon.

The Croydon TRID area residential market s very “tight” with low vacancy rates and high numbers of homeowners with
small or no mortgages on their homes. The resldential market within the area Is reasonably priced and is marketed as a
good residential vatue. Long-term and newer homeowners are malntaining their properties and investing in addltlons and
improvements In their properties. Other than some isolated areas near Cedar Avenue the residential properties within the
TRID boundary are in sound condltion and should continue to be improved by their owners.

Resldents of the Croydon TRID area have good access to employment centers throughout the region including the City of
Philadelphia, the Clty of Trenton and the newer Industrlal and offlce parks within the region. Resldents can conveniently
take transit on the SEPTA rail line to Center City Philadelphia and Trenton. Shopping is conveniently located within the
TRID boundary for essential services and supermarkets and regional shopping centers are a less than 15 minute car ride
away. The area has excellent recreational resources nearby from boating on the Delaware River, open spaces at Neshaminy
State Park and strolling the historic waterfront of Bristol Borough. Major cultural instltutions and sporting venues are
located in Philadelphia, within a short automobile or train ride.

With increased demand for living within walking distance to mass transit and SEPTA’s plan for a $15 milllon upgrade of the
Croydon Station in 2009-2010, there will be an Increasing demand for affordable, well-deslgned residential development in
the TRID area. Due to the curren! situation of overbullding of housing within the region and recession, It will be difficult to
finance and develop new residential projects within the TRID area in the short term.

Assuming that the current oversupply of housing is absorbed and the economy recovers over the next 18 to 24 months,
developers with agaln be able to finance and develop profitable projects with the TRID area. For this reason, this plan calls
for focusing on improvements to the infrastructure, the traln station and building facades within the district so that the
stage will be set to attract developers of residential projects to the area.

Typical residential projects within the Delaware Valley Region fall in the 200 to 400 unit range. The revitalization of the
Croydon Train Station will be the keystone for attracting one or more residential developers to the TRID area, The
Township development entity will need to worlc on making economically feasible and approvable sites available within two
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CHAPTER 1 - MARKET ANALYSIS & TRID BOUNDARY
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years near the traln station, Two sites tocated south of the rail [ine near Cedar Avenue appear to be the best locations for
new residential projects.

Retail Market

Within the TRID boundary there are approximately 40 commercial establishments. These businesses are primarily retall
establishments providing goods to local residents and drivers traveling on Bristol Pike. Uses include convenience stores,
pharmacies, restaurants and taverns and a used car lot. The market for retail space is very limited at the current time. Sale
prices and rental rates are on the lower end of the market for the Bucks/Montgomery counties region. The recent decline
In the economy is creating a downward pressure on the retail market, which is reducing sales valumes, sale prices and
rental rates. The Croydon area lacks a major supermarket, which is typical for older retail centers.

This plan calls for assisting the current retail property owners and tenants through a comprehensive program of “Main
Street” improvements to the properties on Bristol Pike. This program wHl include new streetscape improvements of
sidewalks, trees, benches etc. Funds wlll be secured to provide fagade improvements to buildlng owners and shopkeepaers.,
The new project development agency will work on recruiting new businesses based upon a retail gap analysis to add the
retall product mix of the district.

The addltional of new residentlal units within the TRID area will be a major source of customers to the existing and new
retall establishments in the area. The addition of new “wallets and pocketbooks” to the retall area wlll create an increase In
sales that will support the expansion and rejuvenation of the retail sector of the area. Dining and pubs located within the
retail area should be targeted for improvements so that the disposable income of the new and existing residents are
captured within the TRID area and do not leak out to other areas within the region.

With the development of zpproximately 200 units of new housing in the area, and improved streetscapes and signage, the
Bristol Pike area could support at least 20,000 SF of new or Inflll retail spaces including a small grocery store, restaurants,
and other goods needed by local residents and travelers on the highway.

Office Market

The current TRID area has a very limited number of office uses within the boundary. There are some office uses on floors
above the retail center. The dearth of office space may be due to the zoning of the area and nature of the development
pattern within the region.

There will be a imited demand for office space far |ocal service providers such as attorneys, accountants, doctors, financial
service firms, and other service providers as the TRID development program advances. With the planned growth in the
residential base within the area, the area could accommodate the development of 5,000 to 10,000 square feet of new
office space. Resldents of the new development(s} may be a potential user of the office space If they decide to ocpen a
business near their home. Additional office space could be developed as the residential units are completed and the
development agency attracts more business to the TRID area.

Revislons to Zoning

In order to accomplish the developments discussed above, the Township needs to make chanpes to its Zoning Ordinance to
permlt and encourage the development proposed in the TRID plan. Developers are reluctant to go through the time and
expense of seeking variances and other actions in order to secure approvals. They seek out areas that have the necessary
zaning “by right”. Specific recommendations are Included in this plan for changes to the zonlng map and ordinances to
support the implementation of this glan.
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CHAPTER TWO - Economic Development & Value Capture Analysis

Value Capture Resources within the TRID Boundary

The creation of a TRID development program spurred by the major commitment of SEPTA to improvement of the Croydon
rall statlon wlill stimulate the development of new investment within the TRID boundartes aver a prascribed perlod of time.
This TRID plan calls for a three phase development scheme that focuses Initially on infrastructure upgrades and other
aesthetic improverents that set tha stage for new investment.

The value capture resources include new residenttal development drlven to the demand for new housing located within
walking distance of an upgraded transit station that provides convanlent transportatlon to employment centers including
Center City Philadelphla and the City of Trenton, In addlition, the new residentlal development will spur new retall,
restaurant, tavern and office investment within the TRID arga,

Funding Sources for Facilities, Services and Development {Matrix}

The funding matrix, found on the next page, identifies that there are a number of sources of funding for the development of
new facilities, services and development. Private equity and bank financing will provide a major share of the funding for
private real estate developments. State and federal programs are also available for eligible projects. Most of the sources
of funds for infrastructure and services such as publlc safety, clean-up etc. will be secured from public programs {see
attached Program & Funding Matrix). Grants are planned to be the source of funding for the Inltlal streetscape and
infrastructure improvements.

It is anticipated that either taxable or tax-exempt bonds wlll be able to be Issued based upon the new revenue provided to
the Township’s TRID administering agency from a portion of the new marginal revenue gengrated from the new projects

Included in this TRiD plan. The bonds will be paid off from the future revenues from these new projects.

Potential Incremental Tax Revenue Gains

if we assume 2% total taxes and on $250 milllon, the maximum potential could be 55 million to be divided by the taxing
districts. [The Township's normally receive 25% of this or $1.25 million].

The Croydon TRID plan calls for a three-phase development program that is based upon a realistic assessment of the
market and the time and effort needed to complete projects within the TRID area. The phases include the following
activlties:

Phase i (0 ta 2 years from project start)

In the Initlal phase of the Croydon TRID program, the effort will focus on setting up the administering agency,
completing streetscape improvements, fagade Jmprovements and other activities that wlll set the stage for new
investments within the area.

Phase Il (2 to 5 years from project start)

The second phase of the Croydon TRID program starting in the second full year of the effort will Include the
development of a high-quality, high-density approximately 200- unlt residential development with a value of over
550 million, new office space of between 5,000 and 10,000 5F, with a value of $1-2 million, 20,000 SF of new retail
space with a value of $3 million for a total new value to be captured with the area of approximately $55 million.
The amount |s equal to the current estimated market value of the TRID area, creating a doubling of the real astate
market value of the area.

Phase Il {5-20 years from profect start)
12



During the third phase of the project, which runs 15 years, the program included the development
appreximately 800 additional units of new high-quality housing within the TRID area worth 5200 milllon.
Additional office space of 20,000 SF with a value of 54 million and new retail developments based upon
the market in future years. The final phase of the development program Is projected to generate an
additional $231,500,000 of new investment within the TRID area.

Fiscal Effects on the Township Tax Base

Assuming that a TRID agreement is worked out between the |ocal taxing entities and SERTA along the following
sharing percentages, the following fiscal positive effects are estimated to accrue to Bristol Township’s tax base.

Under the TRID legislation, the new marginal tax revenue generated by the TRID projects can be utilized to make
investments within the TRID area to spur investment. Assuming that new projects can be assessed at 2% of the
value of the development cost, the development program can generate between 51,090,000 and $5,270,000
when fully developed (see attached TRID Revenue Chart}. The available new revenue will be dispersed to the
parties in the TRID according to the executed TRID agreement. Assuming that the Township will receive 10% of
the new marginal revenue, this will generate between $103,000 and $527,000 annually to the Township during
the TRID's 20-year life. Following the completion of the TRID program life, the tax revenue from the new
projects will be taxes on the normal ad valorum basis.

Forecast Jab Creation and Income

In terms of job creation, there will be both construction and permanent Jobs created by the TRID plan projects.
Construction jobs generated are a function of the value of the construction and the type of construction. It is estimated
that each 51 million of construction will create 8 construction Jobs for a period of one year, or person-years. Qver the 2D
year TRID perlod, the estimated 5259 million of new construction would create 2,072 person-years of construction. The
typical 200-unit resldentlal development valued at %50 mlllion would create 400 construction jobs. The annual peak
construction would be in the later years when the higher numbers of resldential projects are under construction. As added
benefits of the construction of new projects within the TRID area will be spending by the construction workers and other
personnel in local restaurants, taverns and retall stores.

Permanent jobs can be estimated by the number of square footage developed. Office space generates approximately 4
Jobs per 1,000 SF, retail spaces can generate between 2 and 4 jobs per 1,000 SF depending on the type and slze of the shop.
Restaurants and taverns create between 10 and 40 jobs depending on the size and sales volume.  The 45,000 SF of naw
non-resldential development could create an additional 200 new jobs within the area, based upon a mix of the above uses.

The Incormne of the new workers wlll range from minimum wage for unskllled restaurants workers and retail clerks to

attorneys and doctors in office units. Incomes would range from 516,000 on the low end to over $100,000 for professionals
and business owners.

Value of Future Development

The total projected value of the new TRID projects Is a 5263.5 million, most of which ts generated by the development of
new homes within the TRID boundary. The pace of development will begin slowly and accelerate as infrastructure
improvements are completed and “pioneer” projects are completed.

In addition to the value of the TRID projects that are generated by the program, existing property owners are expected to
upgrade their properties and make significant Investments throughout the district as a response to the new improvements
belng rmade within the area. This will have a further positive effect upon the local tax base within the Townshlp
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CROYDON TRID VALUE CAPTURE ANALYSIS

Vel

TRID #ROJECTS Value Annual Capture TRID SEPTA T™WP. SCHOOL COUNTY
Year Phase| Resident:al Office Retail Total : Basis at 2% REV.50% 10% 10% 20% 10%
2009 1
2010 1
2011 2 5 50,000,000 $ 1,500,000 $3,000000 S 54,500,000 S 54,500,000 $ 1,090,000 $ 545,000 § 109,000 S 109,000 $ 218,000 5 109,002
012 2 54,500,000 1,030,000 545,000 109,000 105,000 218,000 109,000
2013 2 54,500,000 1,030,000 545,000 105,000 109,000 218,000 109,000
2014 3 50,000,000 50,000,000 104,500,000 2,090,000 1,045,000 209,000 209,000 418,000 209,000
2015 2 104,500,000 2,030,000 1,045,000 208,000 209,000 418,000 205,060
2016 3 4,000,000 4,000,000 108,500,000 2,170,000 1,085,000 217,000 217,000 434,000 217,000
2017 3 50,000,000 5,000,000 55,000,000 163,500,000 3,270,000 1,635,000 327,000 327,000 654,000 327,000
2018 3 163,500,000 3,270,000 1,635,000 327,000 327,000 654,000 327,000
2019 3 163,500,000 3,270,000 1,635,000 327.00G 327,000 654,000 327,000
2020 3 50,000,000 50,000,000 213,500,000 4,270,000 2,135,000 427,000 427,000 854,000 427,000
2021 3 213,500,000 4,270,000 2,135,000 427,000 427,000 854,000 427,000
2022 3 213,500,000 4,270,000 2,135,000 427,000 427,000 854,000 427,000
2023 3 50,000,000 50,000,000 263,500,000 5,270,000 2,635,000 527.000 527,000 1,054,000 527,000
2024 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2025 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2026 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2027 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2028 1 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
Tota! § 250,000,000 $ 5,500,000 $ 8,000,000 S 263,500.000 5 63,860,000 $§ 31,930,000 56,385,000 S 6386000 S 12,772,000 5 6,386,000 |
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CHAPTER THREE — Financial Analysis and Expenditure Plan

BACKGROUND

Pursuant with the value capture analysis and the TRID |egislation, proposed projects within the TRID District {TD) will be
used to generate or capture marginal tax revenue. In lieu of ordinary ad valorem taxes, new projects in the TRID district wlll
be assessed a modest 2% “TRID payment”. The 2% contribution will be based on market value of the proposed project. This
revenue is in turn reinvested into the TRID and apportioned to the various participating TRID entities, established in the
TRID agreement. The portion of revenue earmarked for re-investment into the TRID will be used to fund seven {7} major
categories of TRID activity.

The Value Capture Analysls schedule proposes the following distribution of TRID revenue:

« TRID Management Entity 50%
e SEPTA 10%
« Township 10%
e 5School District 20%
e« Bucks County 10%

Of the total projected revenue, 50% will be allocated to the TRID Management Entity (TME) for the purposes of
administration and project completion, Reinvesting In the TRID assures that the program remains vital and continues to
attract new projects for the projected 20 year TRID program. The TRID will serve as the precursor to enabling and
promoting Transit Oriented Development (TOD) projects which emphasize a walkakle, pedestrian friendly, mixed use
community core, situated about the Croydon traln station.

The previously outlined phased project proforma highlights three (3) primary categorfes of new TRID development projects,
with an emphasis on creating high density, high quality, residential units. This critical mass of new residents, coupled with
existing Croydon resldents, serves to fuel the TRID distrlct. TRID projects are generally defined as residentiat, office and
retail. These three main categories of development are envisioned to take place over time as market conditlons and
opportunity dictate.

It Is envisioned that the 50% revenue caplure for the TME will be used to fund a \variety of tasks and projects associated
with establlshing, administering and maintaining the TRID district. There are seven (7] proposed funding elements. These
elements are as follows:

» TRID Management and Adminlstration

» Marketing of the TD

¢ Maintenance of TD projects

* A “Fagade Assistance” Program (Exterlor maintenance offset fund)

e “Streetscape” - construction projects targeted to enhancing pedestrian activity

s Utility Infrastructure Development — capital prajects required to provide basic service utilities including contral of
storm water run-off,

s Acqulsition —securing rights to property Identilled for redevelopment within the TD

The following spreadsheet identifes the specific percentages of the captured revenue that witl be allocated to each of the
above noted activities, Over the projected twenty year {20) lifespan of the TD, the average amount of captured revenue
allocated to each of the seven activities is as follows:

« TRID Management and Administration 8%
¢ Marketing of the TD 1%
+ Maintenance of TD prajects 24%
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CROYDON TRID REVENUE AND EXPENDITURES
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e A “Fagade Assistance” Program 7%

e “Streetscape” 26%

s Utility Infrastructure Development 20%

= Acquisition — 14%
100%

FUNDING ELEMENTS
TRID MANAGEMENT AND ADMINISTRATION

The TD Is envisioned to be a living, flexible arrangement, defined by a general agreement among the participating TRID
entities, Once an agreement in principal has been accepted by all parties, the first step In the TD process will be to establish
the TRID Management Entity (TME),

The TME will be established as a 501 (3} (¢) nonprofit entity, whose sole mission will be to provide the administration,
management, ahd marketing of the TD. The TME will be run by a full time, paid administrator with oversight provided by a
seven {7) member board of directors. The board will consist of representatives fram each of four {4) participating TD
parties, two (2} “at large” members from the local community, representing retailers and homeowners; and one {1)
representative from the Bucks County Redevelopment Authority.

In the initial phases of the proposed TD, the TME will concentrate on marketing the TD to prospective developers and
Identifylng potentlal propertles for acquisition. A significant TD oblective will ba to secure vested ownership rights to
properties which are suited to redevelopment consistent with the TD mission. Obtaining potential re-zoning and
completing preliminary wark that expedites land development approvals for prospective developers is a primary objective.
As the TD evalves, the TME will grow as well with the hiring of staff and expanded duties, consistent with the effort needed
to promote, manage and majntaijn the TD,

The percentage of revenue allocated to this task will remain relatively consistent {10 -8%) throughout the life of the TD, but
the dollar value of that allocation will Increase as capture value of the TD increases over time.

MARKETING

A specific task of the TME wlill be to develop a marketing campaign to promote the TD and the value that it offers to
prospective developers. A multl-media approach incorporating Internet, printed media, television and radio wlll be utilized
to advertise and generate “buzz” about the TD. This effort will be intensive In the early years of the TD and will gradually
taper off to a "maintenance level” as the TD Is bullt out and its valug becomes self evident and its existence is known
throughout the region.

The percentage of revenue (5 ~ 1%) allocated to this task will also reduce commensurate with the level of activity required.

MAINTENANCE

As projects are completed in the TD, the TME will oversee the routine maintenance and care of the “public” portions of
these new projects. These services will be sub-contracted and typically Involve landscaping, slgnage, and related care of
bullt objects and furnishings that make up the public realm of the TD.

The percentage of revenue allocated {10 -30%) to this task will increase throughout the life of the TD, as wili the dollar value
of that allocation as capture value of the TD increases with the completion of projects over time.

FACADE ASSISTANCE PROGRAM

The Fagade Assistance Program (FAP) is proposed as general fund to be set up as a capital matching vehicle to promote and
encourage existing and future commerclal property owners within the TD to maintain their buildings. The specific details of
the program are to be determined but are most often set up as a 50/50 match program to offset costs to the property
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owner. These funds may be used for palnting, awnings, signage and bullding maintenance for the partians aof the bulldings
that directly front pedestrian areas and the Route 13 streetscape.

This is partlcularly critical in the early stages of the TD establishment to encourage existing commercial property cwners {o
actively particlpate In creating an attractive, pedestrian friendly, business district. Curb appeal is the primary goal. As new
projects are develaped, and age, they too will be eligible for assistance, although less maintenance is envisioned for the
newer projects.

The percentage of ravenue allocated {20 -5%)] to this task will decrease throughout the life of the TD, however the dollar
value of that allacation will remain relatively consistent as capture value of the TD increases with the completion of projects
over time.

STREETSCAPE

The Croydon TD will be Jump started by two (2) significant projects; the completion of phase one of the Route 13
streetscape from Newportville Road to Walnut Avenue, and the $15 million dollar rehabilitation of the Croydon train
station. These projects will serve as the immediate catalyst for new project development and redevelcpment withln the TD.

Speclfic landscapes/streelscapes amenities/Improvements, as set forth in Chapter 8, Implementatlon of the U.S. Route 13
Revitallzation Plan along Route 13, as they relate o the Croydon Business District to complement and enhance the SEPTA
Croydon Statlon improvements:

o New Sidewalks — Newportville Road to Neshaminy Road (Pedestrian Zone)
approximately 1,500 fent with 10-foot wide sidewalk on hoth sides

3,3505Y @ $65.00/5Y = $217,750
& New Curbs — Newportville Road to Meshaminy Road [Pedestrian Zone)
approximately 1,500 feet
3,000LF@ $30.00/LF = $ 80,000

o Associated Design costs @ 15% of estimated project funds
= $150,000

o Street Trees - Newportvllle Road to Neshaminy Road
474 units @ $500.00/unlt = 5237,000

o Pedestrian-scale Lights — Newportville Road to Neshaminy Raad {lights to be placed
&0 feet on center for approximately 1,500 feet on both sides)

50 units @ $6,001/unit = $300,050
Street Benches — Newportvllle Road to Meshaminy Road (2 units per intersection)
4units @ $800.00/unit = S 3,200
o Trash Receptacles - Newportvllle Road to Neshaminy Road (2 units per
intersection)
4units @ $500.00/unit = S 2,000
Total estimated = $1,600,000

It is noted that these above Improvements and amenities are consistent with the adopted U.5. Route 13 revitallzation Plah’s
flgure 7.6, entitled Detailed Development concept for the Croydon Station Area (Bristol Townshlp) and will be accomplished
In accordance therewith,
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As new projects are developed, a certain portion of those projects will incorporate public amenities to augment and
Increase the pedestrian friendly, multi-modal transportation aspects of the TD. The TME will utillze a portion of its revenue
share to complete or leverage funding for additional projects that extend or add value to specific projects completed within
the TD. These are most notably streetscape type projects that promote walk-ability and create a sense of place for the TD.
These projects promote and encourage residents, tourists and commuters to spend time and hence, money, at the various
retail and commercial establishments in the TD.

The extenslon of streetscape improvements, creation of pedestrlan plazas, enhanced landscaping, wayfinding, pedestrian
scale lighting and the creation of shared parking facilities are examples of typical projects.

The percentage of revenue allocated (15 -30%) to this task will increase throughout the life of the TD, as will the dollar vatue
of that allocatlon as capture value of the TD increases with the completion of projects over time. These dollars may be used
for physical improvements, to pay down debt service or as matching funds for various grant and bond programs to
maximlize project value and scope.

UTILITY INFRASTRUCTURE
As new projects are developed, they will incorporate public utllitles to provide required services.

These new projects while welcome and wanted, will at the same time place demands on already aging utility infrastructure
within the TD. The TME will utilize a portion of Its revenue share to complete or leverage funding for additional
infrastructure projects that extend or add value to specific projects completed within the TD, The extension of storm water
Infrastructure, waste water treatment and conveyance as weli as potable water conveyance and treatment are examples of
typical projects.

The percentage of revenue allocated (10 -20%) to this task wlill iIncrease throughout the life of the TD, as will the dollar value
of that allocation as capture value of the TD increases with the completion of projects over time. These dollars may be used
for physical improvements, to pay down debt service or as matching funds for various grant and bond programs to
maximize project value and scope.

ACQUISITION

As the TME promotes the TD to prospective developers, it will also identify potential properties for acquisition and
redevelopment. A TME oblective will be to secure vested, transferable ownership rights to propertles which are suited to
redevelopment. Qbtalning potential re-zoning and completing preliminary groundwork that expedites land development
approvals for prospective developers is a primary objective. This is seen as a significant attractor for new developments.

The percentage of revenue allocated (30 -6%) to this task wlll decrease throughout the life of the TD, however the dollar
value of that allocation will remaln relatively consistent as capture vialue of the TD increases with the completion of projects
over time. As the TD is built out, fewer acqulsitlon opportunities are anticipated.

SUMMARY

The TD will be governed by the TRID agreement which will outline the framework for a cooperative venture hetween the
partlcipating partles. The ultimate success of the program will be dependent on the TME and [ts abllity to secure new
development projects to provide the requlired revenue capture. [t ls intended that the framework be adaptable to changing
market conditlons and needs of the proposed TD constituents. The percentages of allocation and types of expenditures
funded, tan and should be subject to review and adaptable to change at the discretion of TME and its hoard of directors.
The primmary goal being the establishment and sustainabllity of a contemporary, translt oriented town center that promotes
multi modal transportation and a walkable, business friendly community.
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CHAPTER FOUR — Environmental Assessment

The following are taken from the Draft Future Vision Plan, Appendix item 7., as prepared by the Miller Design
Group, and as provided by Pennoni Associates, based on that Plan’s sections, as follows:

2.4

2.4.1

24.2

Environmental Assessment

Natural Systems

Generally speaking, the TRIC study area is predominately a highly Industrialized and urbanized area, with air
quallty affected by daily life, Air pollution may occur from the following: trains, buses, trucks, cars, factorles,
construction, and any other typlcal alr pollutants that occcur within a poputated area.

As shown on the following exhiblt, entitled “Environmental Features”, there are |denlified and recognized
wetlands associated with the Neshaminy Creek within the proposed project area and beyond. Wetlands are based
an soil types, ground water conditlons and vegetation.

In terms of sofls, given the existing bullt-up and disturbed nature of the subject area, top soils are essentially “man-
made” mixtures of disturbed soils, while underlying solls vary from well drained to poorly dralned in proximity to
water courses. Vegetatlon is mainly native In variety and specles, including those associated with wet soils and
lands. There are no known species of aguatlc animals known to be endangered; however In assoclation with
Neshaminy Creek, tributaries, and the Delaware River, there is an abundance of such creatures.

The water system and water quallty are issues associated with a public community water system as provided hy
Aqua Pennsylvania.

Projected revitalization of the project area will cause negligible environmental impacts to an already well-
developed section of Brilstol Township. Further the proposed and projected redevelopment s not expected to have
an adverse Impact on the environment nor will it adversely affect the health and welfare of the resldents of the
Croydon Area of Bristol Township.

Parks and Open Spaces

Withln the ¥ mile radius of the SEPTA Croydon Station, the existing park and recreation land uses are modest,
primarily on the northerly side of Route 13 to the east of the Multi-family apartment complex, and a small “vest
park” on the southerly side of the rail corridor to the east of Cedar Avenue, as shown on the appendix exhibit,
entitled "Open Space”.

A rather significant sized parcel of Township-owned land, approximately 17 acres, exists within the % mile radius,
and on the easterly side of Neshaminy Creek. Thls site contains wetlands and 1s environmentally sensitive, but
accessible and has been the sublect of past environmental and site use evaluation featuring an environmental
educational center. It bas sigrificant possibllities as an ultimate destination ocation that could he provided access
from the SEPTA rall station and other means of transportation, including pedestrian and vehicular linkages to
Route 13.

Also within the general surrounding Croydon area of Bristol Township there are a number of “private” patches of
open space, where no development or site disturbance is evidenced.

Cutside of the immediate % mile radius limit, but of significance nevertheless to residents and visltors is the
Neshaminy State Park, along the banks of the Delaware Rlver at its convergence with the Neshaminy Creek, as
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2,43

shown on the exhiblt. This state park contains approximately 330 acres of wooded and wetland and riverine
Frabitat, with four miles of walking trails, picnic areas, a swimming pool, and a 235 slip marina. The Park is mostly
located on the weasterly slde of the Creek in Bansalem Township, but the marina portion of the park Is within
Bristol Township.

Additionally, there are future plans for the continuation of the Future East Coast Greenway/Delaware River
Heritage Trail through the area with connections to the north and south and to Neshaminy State Park. A fixed
route has yet to be established and designated, as shown on the exhibit.

Infrastructure

Within the % mile radius of the SEPTA Croydon Station and beyond, the area exhibits existing natural gas,
electricity, public water supply, communications (telephone and Cable TV), sanitary sewer collection and storm
drainage facilities and amenities. This s not surprising for a fully-developed (for the most part) bullt-up area of the
Township and County. Generally speaking pubfic water, electricity, communications, and natural gas are not seen
as supply issues and customarity can be provided.

Gas |s available both along Route 13, and Cedar Avenue in the study area and beyond. As also shown, storm water
provislons for collection and discharge are in place along Route 13, and flows beneath the rail bridge over Cedar
Avenue and thence downwards towards Neshaminy Creek. SEPTA and the Township are currently addressing this
issue of collection and discharge in this area, There have been some reports of flooding during an Intense rain
storm which Is belng investigated and assessed as well. Any additional landscaping by SEPTA and/for the public
sector along Route 13, and private developers would decrease runoff by natural means would have to be
conslstent with storm water management ordinances and regulations.

The Bristol Township Water and Sewer Department serves Bristol Townshlp and portlons of Middletown Townshlp.
Currently being evaluated and assessed are measures to prevent infiltration and Inflow of nan-sewerage waters
Into the system as to allow for additional sanitary sewage treatment capacity.

Any future development/redevelopment, and/or revitalization, through the fand development process of Bristol
Township and Bucks County, must ensure adequate supply of utllities and acceptable levels of storm water
discharge and sanitary sewer discharges. Depending on the magnitude of such revitalization, restrictions or limits
may or may not apply, as conditions at the time rule and may vary according to land use types.
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CHAPTER FIVE — Transportation Analysis & Land Use Evaluation

The following are taken from the Draft Future Vision Plan, Appendix item 7., as prepared by the Miller Design
Group, and as provided by Pennoni Associates, based on that Plan’s sections, as follpws:

2.2.2 Transit and Traffic

2.2.4

Transit Access —

The primary driving engine to this study Is the existing availability of the SEPTA R7 West Trenton Begional Rail
commuter line and station at Croydon. As shown on the followlng exhibit, entitled "Transit Access”, there are
currently 58 trains per day (29 in each direction) passing through and accommodating transit ridership at this
Croydon Station, with approximately 300 boarding passengers par day.

This corrldor also serves as the AMTRAK Northeast Corridor with approximately 160 non-stop trains passing
through the corridor and station area daily. There may be a periadic freight train passing through the corridor as
well, at approximately 1 pér day.

SEPTA operates several bus routes in this part of Bucks County, also shown on the appendix exhibit. In particufar,
the route 128 bus, which connects the region through Croydon along State Road and which also provides for
passenger transfer to the ralf facility In proximity to the station and Route 13, Due to transfers that are avallahle,
bus access to the Croydon Station is available from throughout the greater Lower Bucks Counky Region.

Traffic/Mobliity Issues -

Vehicular and pedestrlan circulation is cruclal to any area designated for redevelopment/revitalization, in
particular. The subject area of this TRID Study and Flan Is no exception, and several mobllity deficlencies and issues
have been identified on the following exhlbit entitled “Mobility Issues”, based on a past Plan {the U.5. Route 13
Revitallzation Plan) which greatly details traffic congestion and mobility issues In depth, and field observations for
this TRID study.

For U.5. Route 13, in the study area, for example; there are missing segments of sidewalks, limited pedestrian
accommodations at Intersections, missing walkways and crosswalks. In Transit-Oriented Development scenarios
provisions for safe and identified walking ways Is crucial.

It is recognized that basically all of U.5. Route 13, throughout Lower Bucks County is a dangerous stretch of road
with tmany accidents and fatallties, primarily pedestrlans, recently. PennDOT has final plans for safety
improvements from Bensalem to Tullytown that should be coming in the next few weeks, with mast of the funding
in place, based cn the 2003 traffic study. A current streetscapes project underway in the Croydon Station area,
together with SEPTA’s station make-over and new construction will significantly improve vehicular and pedestrian
safety, with programs slated to continue during Implementation of this TRID Study and Plan of Action.

There are also existing vehicular issues and problems In the study area. For example, as also shown on the
following appendix exhibit, there are unacceptable levels of service for vehicles at the intersection of Newportville
Road with Route 13, Cedar Avenue approaching Route 13, and westbound Route 13 at Walnut Street.

Parking

Parking Issues —
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2.3

2.31

23.2

To compound these issues parking 1s at a premium with some disorganized parking space arrangements along
Route 13, as noted on the following exhibit entitled “Parking”. It is recognized that the utilization of parking spaces
{74 pay spaces) for the SEPTA Croydon Statlon are fully utilized (100%). Handicapped parking spaces also are
provided by SEPTA on Its parking lot. Adjacent privately owned lots in the vicinity of the existing station and nearby
lots also accommodate SEPTA train riders. Examples of this are the CVS parking lot {by arrangement between CV5
and SEPTA), the adjacent grave! lot {containing approximately 30 spaces), and some parking along Route 13, which
are off SEPTA premises. Parking Issues along with pedestrian and vehicular issues and concerns are addressed in
great detail in the Route 13 Revltalization Plan {Corridor Study), as referenced.

There are other locations where parking is and is not allowed along Route 13, and there are certain areas, as
shown with limited and timed parking availahle. It Is possihle that rail commuters may be using nearby off-street
parking on strip malls as well, which are within walking distance of the station.

Parking is not allowed along Cedar Avenue due to limited right of way and roadway amenities. SEPTA has plans of

record for Improvements to the Croydon Statlon to increase parking and make other improvements, to be
discussed in other sections of this report, and to re-align Cedar Avenue at Bristol Pike.

Land Use and Zoning

Land Use

The predominate land use within the Croydon TRID and 1/2 mile radius of the SEPTA station along Route 13 and
the southerly side of the rail corridor are commerclal, retall and industrial in general. Land uses along Route 13
further include strip commercial, personal service establishments, gas stations, Salnt Thomas’ church, rectory and
school; restaurants, and retall facilities. Further to the north of the abutting non-residentlal uses fronting on Route
13, Is the residentlat area of the Croydon area that exhibits predominately single family residences, with a multi-
family project to the east of the CVS site. General land uses are categorized on the appendix exhibit entitled “Land

”

Use”,

Land uses along the rail corrldor, Include the SEPTA station, and Industrial uses on the southerly side of the rail
corridor, followed by residential further southward. The Neshaminy Creek ts the political and geographic boundary
of Bristol Township which encompasses the Croydon section of the Township and the TRID study area.

To the south, of the ¥ mile radius of the SEPTA station, are: a few small parks, more single-family residences. As
State Road is approached, there are Industrial, commercial and mixed residential uses along State Road and Cedar
Avenue connecting with the additional Croydon commercial hub alang State Road to the east of Cedar Avenue,
Zoning and land uses are mostly conslstent with each other.

Zoning

The area within the % mile radius of the SEPTA Croydon Station, as shown on the appendix exhlbit entitled
“Zoning”, contains several zoning dlistrict designations. The predominate zoning classification along the northerly
side of the rail corridor and Route 13, running together for the most part and parallel, is “C” — Commercial, to the
Neshaminy Creek and northerly and southerly along the creekside on the Township side of the boundary with
Bensalem Township.

Also along Route 13, to the east is the R-3 Multi-family zone and adjacent to that to the east is the PM, Park
Municlpal zonlng district for the recreation fleid. The remainder of lands to the north of the commercial district on

that slde of Route 13, are zoned as R-2 Residential and consisting mainly of singte-family residences.
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On the southerly side of the Route 13 and Rail carridor, there is an "M-2" Heavy Manufacturing District as shown
and as exists, added to by a "C” Commerclal District in and around the vicinity of Cedar Avenue. The balance of the
south side of the corridor Is a comblnation of the “R.2” and “R-3" Resldential ZonIng Districts, Also on this southern
side of the Route 13 and Rail Corridor along State Road, the land Is zoned and primarlly used for the “C”
Commercial Zoning District, Marinas and associated water uses are zoned as “C” Commerclal as well. Additionally,
along the southerly side of the rall corridor, to the eastside of the }4 mile radlus limit there is another M-2 Heavy
Industrial Zone District and land use.
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CHAPTER SIX ~ Community Qutreach

The Request for Proposals stated a need to conduct a Communlty Outreach prograrn for input from residents and
merchants In the Croydon Area. Three (3) such sessions were to be held, one at the beginning of the study to explain what
TRID is and the Impacts it can have on the conmtmunity, one during the study process to gather Input, and one near the end
of the study to address any concerns the community may have. It is understood that the Miller Design Group, as prime
consultant for the conduct of the initlal TRID planning effort recognized as the Future Vision Plan, and located in Appendlx,
ltem F., conducted these public input meetings and also conducted charrettes as summarized In the Future Vision Plan.
These public Input sessions were generally conducted in 2007, Results of the charrettes were to appear in the Appendix of
the Miller Design Group’s Draft Future Vision Plan untll activity ceased in the preparation of the Draft Plan.

The first of the publicly noticed and held public input sessions was on September 22nd, 2007, a second such public Input
sesslon was held on November 13", 2007 at the St. Thomas Aquinas Cathollc Church facllities. The third and final publlc
outreach was conducted on May XX th, 2009, as part of this final TRID Study and Plan. Additionally the charrette, was
conducted on June 27”‘, 2007 alsé at the St. Thomas Aguinas Catholic Church facilities in the center of the Croydon TRID
area for residents. Results of the charrette are provided in the Appendix, item 7, as conducted by and prepared by the
Miller Deslgn Group.

Additionally, the Mitler Design Group, prepared a public survey vehicle for input (accomplished January through March,
2007), and the results are located in the Appendix, item B. Alast public outreach input meeting was held in June, 2009.

Essentially, responiders favored store front redo’s, take care of what's there; needs for: a produce store, coffee shops, music
store, fabric and hobby stores, professional offices, fioral shops, etc. Most would want to see landscaping and associated
roadway/street improvements, with a call for affordable housing, and commuters/transit riders glven high polints for ‘user
groups’. The puhlic responders wanted to see a reconstructed station area with more parking. They also encouraged ways
to bring boaters off the Delaware River up to the Route 13 area for business support. Responders desired a safe place to
live and walk to the station and around the area, Lastly, responders favored more and easier parking and accesslbility.

This TRID Study and Plan is fully responsive to the expressed desires of the residents and businesses be heard on public
form and on survey documents.
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CHAPTER SEVEN - Consistency with PA’s Keystone Principles

The following criteria were evaluated and which affirm consistency of this TRID Study and Plan with the
Keystone Principles:

IMPLEMENTING THE KEYSTONE PRINCIPLES:

Core Criteria

Project avoids or mitigates high hazard lacatlons {e.g., floodplaln, subsidence or landslide prone areas).
Project/Infrastructure does not adversely impact environmentally sensitive areas, productive agricultural lands, or
significant historlc resources.

Project in suburban or rural area: Project and supporting infrastructure are consistent with multi-municipal or
county & local comprehensive plans and implementing ordinances, and there is local public/private capacity,
technical abllity, and {eadership to Implement project.

Project In “core community” (city, borough or developed area of townshlp): Project is supported by local
comprehensive vision & plan, and there is local public/private capaclty, technical ability, and leadership to
implement project.

Project supports other state Investments and community partnerships.

Preferential Criteria

Mk wN e

Development/Site Location

Brawnfleld or previously devetoped site,

Rehabllitation or reuse of existing bulldings {including schools and historic buildings),
infill in or around city, horough, or developed area of townshlp.

If greenfleld site, located in or adjacent to developed area with Infrastructure,
Located In distressed clty, borough ar township.

EfflcTent Infrastructure

&N

Use of existing highway capacity and/cr public transit access available.

Within ¥ mile of existing or planned publlc transit access {rail, bus, shared ride or welfare to work services).
Use of context sensitive design for transportation Improvements.

Use/Improvement of existing public or private water and sewer capaclty and services.

Density, design, and diversity of uses.

i

I W

Mixed residential, commercial & institutional uses withln development or area adjacent by walking.

Sidewalks, street trees, connected walkways and bikeways, greenways, parks, or open space amenities Included or
nearby.

Interconnected project streets connected to public streets.

Design of new water, sewer and storm water facilitles follows Best Management Practices, including emphasizing

groundwater recharge and infiltratlon, and use of permeabile surfaces for parking and community areas.

Expand Houslng Opportunities

1.

Adopted county and multl-munlicipal or local municipal plans include a plan for affordable housing; and
Implementing zonlng provides for such housing through measures such as incluslon of affordable housing in
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developments over a certain number of units (e.g., 50), provision for accessory units, and 2oning by right for
multifamily units,

Project provides affordable housing located near Jobs (extra weight for employer assisted housing).

Project adds to supply of affordable rental housing in areas of demonstrated need,

Increase Job Gpportunitles

bl e o

Number of permanent Jobs created and Impact on local labor market.
Number of temporary jobs created and Impact on local labor market.
Number of jobs paying family sustaining wages.

increased job training coordinated with business needs and locations.

Foster Sustainable Businesses

Sustainable natural resource industry Improvement or expansion: agriculture, forestry, recreation {fisheries, game
lands, boating), tourlsm.

Business or project Is epergy efficient; uses energy conservation standards; produces, sells or uses renewable
energy; expands energy recovery;, promotes innovatlon In energy production and use; or expands renewable
energy sources, clean power, or use of Pennsylvania resources to produce such energy.

Project meets green building standards.

Project supports identified regional industry cluster(s).

Restore/Enhance Environment

Cleans up/ reclaims polluted lands and/or waters.

Protects environmentally sensitive lands for health, habitat, and biodiversity through acquisition, conservation
easements, planning and zoning, or other conservation measures,

Development Incorparates natural resource features and protection of wetlands, surface and groundwater
resources, and air quality.

Enhance Recreational/Heritage Resources

Improves parks, forests, heritage parks, greenways, trails, f{isheries, boating areas, game lands and/or
infrastructure to Increase racreational potential for residents and visitors,

Historlic, cuitural, greenways andfor opens space rasources incorporated in municipal plans and project plan.
Makes adaptive reuse of significant architectural or historic resources or buildings.

Plan reglonally; Implement Locally

Consistent county ahd muftl-municlpal plan {or county and local municipal plan) adopted and implemented by
county and local governments with consistent ordinances.
County or multi-munictpal plan addresses regional issues and needs to achleve participatihg rounicipalities’
economlc, social, and environmental goals. All plans {county, multi-municipal, and local) foliow standards for good
ptanning, including:
a. Is up-to-date.
b. Plans for designated growth and rural resource areas, and developments of reglonal impact.
Plans for infrastructure, community facllities, and services, Including transportation, water and
sewer, storm water, schools,
d. Plans for tax base and fair share needs for houslhg, commercial, Institutional, and Industrial
development.
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ldentification of high hazard areas where development is to be avoided.

f. Identification of and plans for prime agricultural land, natural areas, historic resources, and
appropriate mineral resource areas to be conseryved.
g. Open space plan for parks, greenways, Impartant natural and scenlc areas and connected

recceational resources

County and Jocal ordinances implement the governing plans and use Innovative techniques, such as mixed use
zoning districts, allowable densities of six or more unlts per acre in growth areas, and/or clustered development by
right, transfer of developrient rights, specific plans, and tax and revenue sharing.
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CHAPTER EIGHT — Draft Agreement Between SEPTA, Bristol Township, School District

Draft TRID Agreement

This Proposed Draft Agreement, between the Township of Bristol, Bucks County, PA, the Southeastern
Pennsylvania Transit Authority (SEPTA), Amtrak, and the Bristol Township Schoo!l District, reads as
follows:

Preamble;

This proposed DRAFT Agreement is made consistent with Act 238 of 2004, known as the Transit Revitalization Investment
Distrlct Act, herelnafter designated as TRID. This Agreement is based on the Croydon TRID Planning Study, as approved of
by the Southeastern Pennsylvania Translt Authority, hereinafter designated as SEPTA, and the Township of Bristol, Bucks
County, PA. The Agreement basls is the Croydon TRID Planning Study which was conducted in accordance with the
Townshlp’s Request for Proposals, and the TRID legislation and program guldellnes, as prepared and provided by the
Pennsylvania Department of Community and Ecanomic Development (DCED) with and by consultation of the Delaware
Valley Reglonal Planning Commission {DVRPC).

The County of Bucks Planning Commission, the Bucks County Transportation Management Association (BCTMA), the
Redevelopment Authority of Bucks County (BCRDA) and others have been revlewing agencies Key Stakeholders. Based upon
their reviews and actions, this Croydon TRID Planning Study 1s considered completed. Requislte public presentations and
Input have been obtained and factored into the Planning Study.

It is hereby understoad that from time to time and under changing circumstances, such as development interests and
partnerships, the Agreement as adopted may be modified accordingly to reflect these changing circumstances and
directions. Said actlons to be subject to the TRID Act and conducted In much the same manner by the agencies described
below as part of their respective roles.

Further, this TRID Planning Study and Agreement ldentifies rotes, responsibilities, financial commitments, management
entity, and deflned improvements, pursuant to Section 301, (b), utilizing research and Information conducted and
presented in the TRID Planning Study. Lastly, and as required, the Craydon TRID Planning Study Is based on findings and
recommendations of the following plans and studies: The 2004 U.S. Route 13 Revitalization PFlan, the 2005 Bucks County
Waterfront revitalization Plan, and the 2008 Bristol Township Comprehensive Plan, prepared by the Bucks County Planning
Commission. This draft agreement and provisions are consistent with the market analysls and value capture analysls
conducted over time and completed In June of 2009. During the preparation of the TRID Planning Study, special attention
was given to the established “Keystone Principles” for Development and Re-development, as well. The DRAFT Agreement is
an integral part of this Croydon TRID Planning Study which follows on the next page:
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DRAFT AGREEMENT

As proposed in this Croydon TRID Planning Study

Roles, Responsibilities, and Understandings

10.

SEPTA may acquire the property, improve it for future development (where applicable), such as: site clearance,
utility work, environmental remediation and similar Improvements, and work with the Township and
Implementation body to offer it for sale to the private sector for use or uses consistent with the adopted TRID
Plan.

Alternatively, SEPTA may advertise the presence of available development sites {where appticable) within the TRID
Boundary, Including a map or potentially developable or re-developable propertles, and invite interested
developers to submit proposals in cooperatlon with the Townshlp and/or Implementation body.

SEPTA may not be the primary real estate developer, and where joint development actlvities are confined to the
construction support and access facilities: that is, vehleular access, parking, pedestrlan ways, building pads,
foundation columns, signage, and slmllar items.

SEPTA and Bristol Township will designate a management entity for the TRID, which wlll be a municipal authority in
accordance with the requirements of 53 Pa.C.S. Ch. 56 - {relating to municipal authorities} to manage and facllitate
TRID implementation. The Township of Bristol shall retain policy and oversight responsibilities for all budgetary
and programmatic actions of Lthe designated TRID management entity,

To the extent of the TRID Act, creative partnerships will be established {where applicable) with SEPTA, Amtrak, the
BCTMA, the BCRDA, and the private sector to accomplish TRID purposes where tho benefits to all are both
desirable and to be encouraged.

A neighborhood improvement district, business tmprovement district or similar entlties may be deslgnated to
manage and carry out TRID activitles.

SEPTA may transfer Its obligations under Section 503 for coordination of development activities to the Township of
Bristol and the entities or authorities established to manage the TRID activitles, by sub-agreement.

In furtherance of this TRID Agreement, the Townshlp of Bristol, SEPTA, BCTMA, Bucks County, the BCRDA and
other partners, including the managing entity, shall enter into a sub-agreement (where applicable) for
development with a pertinent private sector development organization or organizations to Implement the
proposed TRID. The Development agreement (where appllcable} will stipulate the final project scope as well as the
partners’ roles, responsibllities, financial arrangements, schedule of improvements and the exactlons or
contributions to the project(s}.

SEPTA is responsihle for the scope and scale of needed or proposed transit capital Improvements within the TRID
area, Including the cost, financing, phasing and schedule of all transit-related improvements which shall be
inciuded In tts adopted capital program,

The Township of Bristol and other established partners and management entity are responsible for the scope and
scale of needed or proposed support facilities, highway accessways, and community or neighborhood facility
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11,

12.

13.

14

15.

Improvements, for example: sidewalks and recreation facilities, vehicular and pedestrian safety measures, and
certaln westhetlc Improvements to publlc and private properties. These improvements may include support from
the private sector {(where applicable).

SEPTA, the Township of Bristol, and other identified parties to the TRID will be responsible for defining the
administratlve and management roles and responsibillties that will be most appropriate to achleve
implementation of the TRID in the Croydon sectlon of the Township,

It fs understood that that proposed real estate development or re-development may trigger additional needs for
transit improvements and community facility Improvements or support facilities and shall be accommodated
through pertinent amendments of the TRID Planning Study and Township Comprehensive Plan.

The TRID Act stipulates that = in conjunction with the establishment of a TRID Boundory, o coterminous value
capture area sholf simultaneously be created to enable local municipalities, schoal districts, the County and the
public transit agency to share the increased tax increment or reol estate and other designoted tax revenues
generote by new real estate investment within the established TRID boundory.

Participants In the TRID, through the designated management entity, shail develag an administrative and project
schedule ond budget to implement the project, including future maintenance needs, os defined in the TRID Planning
Study, as well os the shares ond use of such tax revenues as are prajected to be generoted from the TRID value
capture area. The municipality may review and revise the TRID budget.

Tox revenues generated within the TRID area shall be dedicated to completion ond future malntenance of the
specific ond necessary improvements designated in the Comprehensive Plon amendment and TRID Planning Study,
as fallows:

a.  The Tawnship ond County sholi not use such revenues for general gavernmental purposes, and the public
transit agency shall not use such revenue for transit copital Improvements elsewhere on the public
transportation system.

b. tacal municipalities, schoal districts and the county shail establish on omortization schedule for receipt,
investment and expenditure of ony TRID tax revenues, not to exceed 20 yeors, similar to the amortizotion
schedule In the Act of July, 11, 13390 {P.L. 465, No. 113), knawn as the Tax Increment Financing Act, Hawever,
where @ municipal authority has been created, it shali be respansibie for fixing the amortization schedule and
for defining the TRID copital improvement plan.

Nothing in the TRID Act shall preclude a private sector entity from offering to implement or finance needed public
transpartation or communlty imgrovements at the initiation of or concurrent with proposed TRID-related real
estate development,

16. The Township of Bristol and SEPTA will jointly conduct at least one publlc meeting in the TRID arca to review the

proposed joint development plan and its related public improvements prior to implementation.

MARKET ANALYSIS AND VALUE CAPTURE ANALYSIS

The proposed TRID development program included In this plan call for the development of 1,000 new residential unlts with
a value of at least 5250 rnlllion, retail space with a value of $8 million and new office space with a value of 55,5 million. The
total value of the private Investment generated hy the Croydon TRID program is estlmated to be $263.5 mlllion. The
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capture of this new generated value is described In the chapter and detailed the Value Capture Analysis Chart and Financial
Plan. The Value Capture analysis and share is appended to this Draft Agreement,

PROPOSED VALUE CAPTURE TAX REVENUE SHARES

The following are based on the above analyses within the TRID boundary area and the projected three (3] phases of SEPTA
and cosnmunity facliltles and support Improvements, with development and re-development possibilitles as projected:

TRID Management Entity - 50%
SEPTA - 10%

Amtrak Rail ({to be determined)

Bristol Township - 10%
Bucks County - 10%
Bristol Township School District - 20%

The above revenue for the TRID Management Entity include: management/administration, marketing,
maintenance, fagade improvements assistance, streetscapes and safety measures, utility infrastructure, and
acquisition, as shown in Chapter 3. Financial Analysis, and the appended chart.

AGREEMENT AGENCIES

The following partners and participants, hereby indicate consent to this Draft Agreement as may be modified
and so voted upon to accept. By signature, it is certified that these parties subscribe to the understandings,
roles, responsiblilities, the base TRID Planning Study, the management and implementation stages, and the
shares of the tax revenues and their uses as may be provided by the new development and re-development as
may be reasonably expected to occur, and the stipulation that it may be necessary to amend the program from
time to time due to circumstances and with subsequent review and approval by these parties to this agreement,

SEPTA by date:

Amtrak " u
Township of Bristol " a
Bucks County “ “
School District 4 p

(Attachments, os noted)
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CROYDON TRID VALUE CAPTURE ANALYSIS

TRID PROJECTS Value Anpual Capture TRID SEPTA TWP, SCHOOL COUNTY

Year Phase Residential Office Retail Total Basis at 2% REV.50% 10% 10% 20% 10%
2009 1

2010 1

2011 2 S 50,060,000 51,500,000 $ 3,000,000 S 54,500,000 $ 54,500,000 $% 1,050,000 $ 545,000 5 109,000 109,000 S 218,000 S 109,000
2012 2 54,500,000 1,090,000 545,000 109,000 109,000 218,000 103,000
2013 2 54,500,000 1,650,000 545,000 105,000 109,000 218,000 109,000
2014 3 50,000,000 50,000,000 104,500,000 2,080,000 1,045,000 209,000 209,000 418,600 209,000
2015 3 104,500,000 2,090,000 1,045,000 209,000 209,000 418,000 209,000
2016 3 4,000,000 4,000,000 108,500,000 2,170,000 1,085,000 217,000 217,000 434,000 217,000
2017 3 50,000,000 5,000,000 55,000,000 163,500,000 3,270,000 1,635,000 327,000 327,000 654,000 327,000
2018 3 163,500,000 3,270,000 1,635,000 327,000 327,000 654,000 327,000
2019 3 163,500,000 3,270,000 1,635,000 327,000 327,000 654,000 327,000
2020 3 50,000,000 50,000,000 213,500,000 4,270,000 2,135,000 427,000 427,000 854,000 427,000
2021 3 213,504,000 4,270,000 2,135,000 427,000 427,000 854,000 427,000
2022 3 213,500,000 4,270,000 2,135,000 427,000 427,600 854,000 427,000
2023 3 50,000,000 50,000,000 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,c0C 527,000
2024 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2025 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2026 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2027 3 263,500,060 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
2023 3 263,500,000 5,270,000 2,635,000 527,000 527,000 1,054,000 527,000
Total $ 250,000,000 S 5,500,000 S 8,000,000 $ 263,500,000 S 63,860,000 S 31,930,000 56,386,000 S 6,386,000 $ 12,772,000 5 6,386,000
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CROYDON TRID REVENUE AND EXPENDITURES

amp 1

oLy 7§ HO0DOD0 S 5S00000 SLOGOLO0 5 SAS000 S S45a0000 § 1000000 5 5000 § f4T0 S5 AT § 5o § e § Mo s 54500 5 IEBSOO|§  San.am
1R bl NG NEW PREFCIS 4,500,000 1.893,000 545,000 S 54500 S 27050 8 B WO § BLTSD & 54500 $ JEAGGD|S  SAnO00
PO ) KO NEWY PROUECTS 54,500,000 1,030,000 345,000 § 4500 5 ILHA 5 54,500 § e § 2178 3 32500 § 163,500 S55,000
Sub Tatal SLE3,500,000 $3.770,000 §1,635,000 $163,500 SELTIO $163,500 §317,000 5245, 151 513,500 $A50500f  SLE35000

Retigential Otfice Recail Taal | Barh at I% REV.50% % % 15% 10% 20% [ 0% 100%
20,000,000 50,000,000 D, 500|000 2,090,000 1,045,008 § £3,600 20,50 156,750 204,500 208000 155,750 3500 [§ 1oa%000
WO NEW PROVECTE 10, 500,000 2,000,000 1,085,000 5 050 200,500 156,750 104,500 205,000 158,150 MO0 | 5 DS 000
4,000,000 & 5000 1 S50, fn L2M.000 oS00 S EEEND I,y 162, 750 108500 FA Rl SEL TS0 LA S 10000
SRL00,000 3,000,000 5,000,000 13, 500, 000 3,370,000 LES 00 S 130,500 32,700 225,150 163,500 327,000 245250 50,500 | 5 1,635,000
0 NEW PRNICTS 163, 500,000 3,270,000 LE5.000 & 130800 33,70 185,250 pLAES ] 327,000 245750 A90500 | S LESS.OO0
Sub Yool $E44,500,000 512,250,000 55,248,000 $515,500 $128,900 §566,750 S544. 500 51,289,000 SIEETED 51,933, § 645000

Year  Fhase| Residensal Offus Rkl Total | Batis ot 2% REV.50% ™ % 25% 5% 25% 5% 1% 1005
i 5 NO NEW PROJECTS 153,500,000 A2 myn0 1,435,000 § 136,800 15350 408,750 ELTSD 408, 75C 406,750 1S | & LS
e 3 S5 GO, poidee ilen PRS00 00 4 2135000 5 170,50 L850 531,750 106,750 333750 511,750 S0 |5 21O
oE [] WO NEW PROIFCTS 123,500,000 LTI 3,135,000 § 170,500 21450 FIERLE 108,750 533,750 533,750 PR R A ]
o 3 NO NEW FRGHICTS TI3.500.000 8,270,000 2,135,000 S 170.800 R [T 106,750 533750 533,750 340 S L1400
pur 3 50,000,000 50,000,000 TS50, 600 5,250,000 2535000 5 120,800 26350 558,750 130753 S 750 534,750 JWESD ) S 2,635,000
Sub Total  §2,0067.500,000 $21,350,000 $10,575,000 SE54,000 S105,750 52,558,750 SEILTSD 53,650,753 $2,EE750 41,104,150  $10,675,000

Year  Phase] Resdential Offrce Retsil Towal | Bacis e 2% REV.50% = X 30% 5% 36% 0% [ oS
i 3 263,500,000 5,270,000 2,635,000 § 108500 26,350 790,500 bR ] FE0, 500 527,000 158200 | §  2.£35.000
w0 3 FE3,500,000 5,276,000 3,635,000 S 210,500 25.350 750,500 P50 790,500 527,000 15E,100 | §  2635.00%
po | NQ B FRIDECTS 263,500 200 5.0 2635000 3 210,500 25350 750,500 141,750 790,500 527,000 158100 | §  L&1%.000
T 3 353,500,000 3290000 1635000 S 212,806 16,350 730,500 YELT5D 790,500 523,000 156800 | §  MLE3500
oot ] 3 263,500,000 5,270,000 1635000 S W00 26350 7RON0C 151,750 750500 527,000 156100 | 5 2835000
SabTord  $1,317.500,000 §25, 350,000 $13,175,000 $1,054,000 $131, 150 53,952 500 $650,750 53957500 52,635,000 5790,500|  §13.175,000
TOTALS  §3.193.000,600 SE3.560000 531,930,000 52,582,100 5449150  $7.751,500 $21E4,000 58,155,500 $6,04000 SAZ2RTS0 31,530,000

Avargge ¥ of TRN Sewenoe adrr 20 peed TRID Agrceszmt % = ris ™ 2% 2% 9%
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CHAPTER NINE — Future Directions

The following are taken from the Draft Future Vision Plan, Appendix item 7., as prepared by the Miller Design
Group and as accomplished by Pennoni Associates, based on that Plan’s sections, as follows:

7.

7.1

7.1.1

IMPLEMENTATION STRATEGIES -
TRID Zoning Districts

Mixed-use —

The purposes of TRIDs are to spur transit-orlented development, community revitalizatlon, and enhanced
communlty character around publlc translt facillties. TRIDs also allow for the establishment of “value capture®
areas in which additional tax revenues generated within the TRID may be applied to public transportation capital
improvements, related site development Improvements and maintenance. Part of the eligihle activities include the
identlficatlon of necessary revisions to comprehensive plans, iand use ordinances, and other pertlnent regulations
necessary to further define the houndarfes of the TRID and to undertake proposed Transit Orlented Development.

It is a recommendation of this TRID Study, as It was of the U.S. Route 13 Revitalization Plan and the Bucks County
Waterfront Revitalization Plan that a Transit-Oriented Development Overlay District Ordinance be deflned and
developed and the Zoning Ordinance therefore amended. It Is a further recommendatlon that this TRID study
Area’s defined area serve a basis for the TOD area which, upon subsequent work study and preparation, will be
establlshed by Zoning Ordinance. It Is recognized that a TRID study area is to be established and agreed o as part
of this TRID study..for value capture purposes. [t may be that the TOD area to be designed wlth pertinent land
uses and other measures to make TOD reasonably attractive to developers for revitalization to occur, may be more
central to the % mile radius and take into conslderatlon the existing zoning, including existing residential,
commerclal, retall, Industrial and open spaces within the ¥ mile radius limit. Land uses are to be recommended in
thls TRID Study project subject to the TOD overlay district zoning process in implementing this Study.

Mixed uses —

Consideratlon to mixed uses, such as first story support retall that caters to residents and commuters alike with
upper story residentlal units, supported by vehicular and pedestrian safety and circulation enhancements, and
other uses, such as banklng, personal service, artistry/artisans, restaurants, etc. should be considered. To
accomplish the subseguent preparation of a TOD, it Is recommended that several TODs In existence in the region
and elsewhere be capltalized upon as to Translt oriented land uses and then which would be sensitized to the
Croydon situation, current and future. Certain land uses may be exciuded by a TOD overlay district zoning
ordinance.

Area and Bull Implications —

Traditional TOD zoning focuses on higher density and tighter sites In terms of structural setbacks and to create that
downtown feel for locations, including what Is considered suburban. This is what drives a market for TOD
development; people and land uses clustered conveniently around Transit facllities, stations and amenities.
Recommendations as set forth by a Delaware Valley Reglonal Pianning Commilssion (DVRPC) report, entitled: “ON-
TRACK, Progress towards Transit-Orlented Development In the Delaware Valley”, August, 2007, Include a varlety of
site and density measures.

In this DVRPC survey and study of TOD communities, there is information on 43 transit stations In the region. In
Pennsylvania, eight municipallties plan on pursuing a Transit Revitalization District (TRID, where the TRID project
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7.13

points the way to Transit Orlented Developrment. There are however a number of continuing challenges to TOD;
being: density to support mass transit, parking spaces reductions and sharing, Including on-street parking, and
opposition to density and structural building heights.

In terms of residential density, national research lists minimum densities for different types of TOD, with a
minlmum density of 12 units/acre for a commuter town center TOD; for a suburban neighborhood TOD at |east 20
unlts/acre for an urban neighborhood; and at least 50 unlts/acre for a suburban center; and at least 60 units/acre
for an urban downtown, As for the mix of uses on a percentage basis of site or uses, that is subject to local
variation, and should be based on research of local, regional, state and national TODs In place and their
"formulas”.

Helght Is another variable that is highly sensitive to suburban statlon areas. Given the highly competitive nature of
land development, redevelopment and revitalization there are many issues that predominately merge from the
value of land In its current state as opposed to development value as perceived by the land owners. This market
force drives a factor of density and density given a small site equals height to recover purchase and development
costs. All these factors contribute to and need to be considered in the subsequent preparation of a TOD Overlay
Zoning District, as recommended for this subject Croydon TRID area of Bristol Township. Standards and guldelines
vary and are subject to community review and acceptance at the time of TOD Zoning preparation, pursuant to the
Municipalities Planning Code.

Parking —

In terms of parking, the Urban Land Instltute has suggested parking ratios for a variety of land uses and times of
operation, particularly in mixed-use and Transit Oriented Development scenarios, that include reductions from
usual zoning to encourage shared parking, and on-street parking to decrease the amount of available parking in
TCDs which in turn encourages pedestrian movements and commuter-oriented commercial and residential uses.

in the case of this TRID area, addltional parking analysis should be accomplished beyond this Study and for the
recommended TOD, to assess and integrate the shared parking possibilities of the additlonal parking provided by
SEPTA in its Croydon Station enlargement and improvement project, with the adjacent site and other potential
development sites that may occur over time for revitalizatlon resulting from a TOD ordinance. in a traditional TOD
sltuation

It is planned and hoped for that commuters will shop and otherwise take advantage of commuter-supportlve retail
facilities and amenities that are In close proximity therefore walking rather than driving from one parking lot or
space to another nearby. Lastly, TOD development encourages and promotes less wvehicular traffic and
subsequently leads to cleaner air and water.

The following are the future directions established in this Final TRID $Study and Planning Document, June,

2008:

The 2009 new proforma for development Is divided Into three (3) segments or prlority levels based on an
understanding of existing land use, probability of Implementation and value to the TRID. It should be noted that
the proposed improvements to the SEPTA Croydan Station ahd Phase 1 Streetscape from Walnut Avenue to
Newportville Road are signlficant first steps in the TRID process.

The proposed proforma for development and improvements in the TRID Is the basis for determining the “value
added” tax revenue that can be generated by the TRID. This revenue can be leveraged agalnst addltional funding
such as hond referendums, for completing the varlous pro)ects in support of the TRID. The proposed development
proforma segments are as follows:
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PRIORITY PROJECTS 1 - {0-2 Years completion timeframe)

#*  Croydon Traln Station Improvements

s Phase 1 Slreetscape Improvements (Walnut to Mewportvilie)Fagade improvements to local businesses
within the TRID boundary

+  Visual and sound mitigation of Amtrak/SERPTA tracks within TRID boundary

e Infrastructure Improvements

1, Stormwater infrastructure and dralnage improvements
2. Pedestrian lighting

3. Pedestrian accessibility, ADA compliance

4, Community/business shared parking facilities

Townshlp Action items

*+ Revise existing or add zoning ordinances in support of TR|D development, consistent with the
Comprehensive Plan

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

agreement,

PRIORITY PROIJECTS 2 - (2-5 Years completion timeframe)

¢ Development of high quality, high density residentlal units within TRID boundary (+/- 200}
e Development of high quality, commercial office space within TRID boundary {5 -10K SF}

e Retall redevelopment of existing huilding stock

s New retall development {e.g. redevelop used car lot} including food store

« Visual and sound mitigation of AMTRAK/SEPTA tracks within TRID houndary {ongoing)

s Infrastructure Improvements (ongoing)

1, Stormwater infrastructure and drainage improvements

2. Pedestrian lighting

3. Pedestrian access|blility, connections to train station and retall areas
4. Community/business shared parking facilities

Township/TRID Administration Action Items

+ Evaluate TRID agreement for consistency with objectives to ensure successful completion of
priority projects.

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

PRIORITY PROJECTS 3 - (5-20 Years compietion timeframe)

Davelopment of high quality, high density residential units within TRID boundary (+/- 800)
Development of high quality, commaercial office space within TRID boundary (20K SF)
New retall development based on updated Economic GAP analysis

Visual and sound mitigation of AMTRAK/SEPTA tracks within TRID boundary {ongoing)

e |nfrastructure tmprovements {ongoing)

- & &
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1. Pedestrlan accessibility, connections to train statlon and retall areas
2. Community/business shared parking facilities
3. Open space development

Township/TRID Administration Action Items

» Evaluate TRID agreement for consistency with objectives to ensure successful completion of
priority projects.

¢ Evaluate Value Capture Analysis {VCA) for potential changes based on projects completed to
date.

The successful devetopment of the VCA will serve as the foundation for the actual TRID agreement between SEPTA
and Bristol Township. The agreement will outline each party's specific respensibilitles and commitments as well as
outline the VCA and financing options for the TRID, QOur team will assist the Township with develaping this
agreement consistent with the Intent of the TRID enabling legistatlon, ACT No. 2004-238,

PRIORITY PROJECTS 3 - {5-20 Years completion timeframe)

e Development of high quality, high density residential units within TRID boundary {+/- 800)
s Development of high quality, commercial office space within TRID boundary {20K SF}

s New retail develepment based on updated Economic GAP analysis

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

» Infrastructure Improvements (ongoing)

1. Pedestrian accessibility, connections to train station and retail areas
2. Community/business shared parking facilitles
3. Open space development

Township/TRID Administration Action ttems

e Evaluate TRID agreement for consistency with objectives to ensure successful completion of
priority projects,

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

The successful development of the VCA will serve as the foundation for the actual TRID Agreement
between SEPTA and Bristol Township. The agreement will outline each party's specific
responsibilities and commitments as well as outline the VCA and flnancing options for the TRID. Qur
team will assist the Township with developing this agreement consistent with the intent of the TRID
enabling legislation, ACT No. 2004-238.

STAKEHOLDERS' assigned work completed to date and the process thus far, the list of stakeholders
was re-examined for the project as each of these entities has some level of interest or direct
involvement with the proposed TRID. The specific level of involvement required of each stakeholder
is flexible dependent on the TRID process and where each stakeholder “fits into” the overall decision
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making matrix. The stakeholder group should include the following entities if not already included:
Amtrak, Bristol Township, SEPTA, area leglslators, the Bucks TMA, the Bucks County Redevelopment
Authority, Bucks County, and others as appropriate.
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A.

2008 COMPREHENSIVE PLAN — RELEVANT EXTRACTS

1. Transportation and Circulation

Proper land use planning is critical to prevent adverse effects on the transportation network due
to Improper development. Conversely, when transportation Improvements are designed,
addressing the needs of the generdl public, individual property owners, and neighborhoods is
Important. Where approprlate, transportation Improvements should be designed as multiple-use
facilities that provide for pedestrians, blcycles, public transit, and automaobile use.

The continued deveiopment and redevelopment of the township is dependent on the
advantages that a well-functioning transportatton system provides. Maintaining and enhancing
the quality and efficlency of the streets, highways, and railroads in the township will support the
townshlp’s economic development efforts, This chapter examines the existing transportation
system in the township and provides analysis and recommendations for the varlous modes of
transportatlan that serve the township,

U.5. Route 13-—Stretching approximately 11 miles through Bucks County, the U.S. Route 13
segment serves as the northern terminus of U.S. 13. (U.S. Route 13 continues south for tmore
than 525 miles to the area of Fayetteville, North Carolina.} The four-lane U.S. Route 13 was
constructed In the mld-1950s as a spur from the U.S. 1 Expressway through Morrisvllle,
terminating at the Bristol Plke {which continues the route of U.S. 13 south) In Levittown.

The corridor provides access to the oldest communities in the county and is an extremely
important travel corridor for commercial traffic. This corridor provides parallel service to
Interstate 95 and Is complemented by parallel public translt service on SEPTA's R-7 regional rail
line. U.5. Route 13 also contains several park and ride lots. The corridor also has direct access to
major travel corridors such as Route 413 and the Pennsylvanla Turnpike. Most importantly, the
corridor is the maln spine for the county’s offlclally recognlzed “Enterprise Zone” and as such is
vital In the county’s overall plan for redevelopment.

Public Transportation

Currently, public transportation |s provided within Bristol Township by Southeastern
Pennsylvania Transportation Authority (SEPTA) rall service and fixed-route bus seryice. Rail
service is provided by the SEPTA R-7 Regional Rall Statton in the village of Croydon. Township
residents also have convenient access to the Bristol Station located in Bristol Borough. SEPTA rall
service provldes access to Phlladelphla and Trenton, New lersey. SEPTA provides connecting
service with New Jersey Transit in Trenton which provides service to New York. Bristol resldents
can also access AMTRAK's Mortheast Corrldor Service through the station |ocated at Cornwells
Helghts In adjacent Bensalem Townshjp. AMTRAK's Nartheast Corridor provides access to New
York, Boston, and Washington, D.C.

Bristol Township Is served by three SEPTA bus routes: 128, 129, and 304. The 128 bus route
provides service to State Road, the Bucks County Office Center and the lower Bucks campus of
Bucks County Communlty College on Route 413, the Bristol Commerce Park Shopping Center,
and the SEPTA traln stations located in the village of Croydon and Bristol Borough. The Route 128
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begins at the Neshaminy Mall in Bensalem Townshlp and ends at the Oxford Valley Mall In
Middletown Township. Connections to other SEPTA bus routes can be found at both malls.

As development and redevelopment takes place, township officials should examine how the use
of publlc transportation will be affected. The township should maintain a dlalog with SEPTA and
the Bucks County Transit Management Assoclation to ensure that needs of its residents are belng
met,

Croydon Station Rehabilitation

The Croydon raii statlon lacks good pedestrian connectlons, shelters, and parking facliities.
Pedestrians accessing the station from Cedar Avenue must walk to the railroad bridge and climb
the dllapldated, wooden stairs to the platforms. The existing platforms are low level and
substandard in terms of length and condition. Where Cedar Avenue passes under the railroad
line, the sidewalks become narrower and the area Is dark and not well-malntalned. There are
currently 68 paid parking spaces. An addltional 70 spaces are adjacent to the station, but they
are not controlied by SEPTA. At the translt shelter, there is minimal lighting and few benches for
walting commuters.

SEPTA is moving forward with a 515 million reconstruction of the Croydon Rail Station. The
project wlll include enhanced parking and amenities, with the additlon of 150 new park and ride
spaces, Americans with Disabllity Act {ADA) accessible platforms, shelters, and fandscaping. The
Croydon Statlon Project will rehabllitate and upgrade the station area and increase the parking
capaclty. The redesign will Include a bus turnaround and bus shelter, which wlill reduce the
amount of time a rider spends walting for a transfer and Improve the pedestrian environment.

The prolect will Include construction of new high level platforms and new canoples, shelters, and
platform amenities along with the realignment of Cedar Avenue. Station reconstruction will also
Include site drainage and stormwater detention Improvements, as well pedestrian pathway
improvements in conjunction with bus loop optimizatlon. A new parking lot wllt be provided on
the outbound side along with a reconflguration of the existing Inbound side lot. In addition, the
statlon and all pathways from the bus to the train shall be rehabilltated to ensure that the entlre
site Is ADA compliant in all aspects. Renovation of the Croydon Station will provide safety,
accesslbllity, and structural Improvements that will enhance commuter comfort and
convenience. The realignment of Cedar Avenue wlll help to alleviate a trafflc bottleneck at U.S.
Route 13 and provide increased capacity at the intersection.

Croydon Transit Revitallzation Investment District

Bristol Townshlp Is struggling, as are many first generatlons suburbs of Philadelphla, with how to
redevelop underused properties near major transit facliities and thereby Increase a tax base from
real estate already developed to or near capaclty. Smart redevelopment Is necessary to allow
businesses to remain vlable. The Croydon area is a suitable candidate for redevelopment. In
order to entice redevelopment, a Transit Revitallzation Investment District (TRID) study was
initlated In early 2007,

The Transit Revitalization (nvestment District Act {Pennsylvania Act 238 of 2004) empowers
munlclpalities, counties, and public transportation agencles to work cooperatively to establish
TRIDs. TRIDs promote community revitallzation by establishing value capture areas as a means to
reserve designated tax revenues for public transportation capital improvements. They also



promote the creatlon of private-public partnerships designed to encourage redevelopment
In and around the public transportation facllities.

TRIDs also serve the basls for requiring planning studies, comprehensive plan and zoning
amendments that enable the establishment of transit-orlented development (TOD). A TOD is a
residential or commerclal area deslgned to maximize access to publlc transport, and often
incorporates features to encourage transit ridership. A TOD should consist of moderate- to high-
denslty housing along with complementary public uses Iincluding, but not necessarily limlted to,
Jobs, retail, services, and professional office space, all concentrated In a mixed use development
located along the regional rall system. A typical TOD has the transit facility at its central core with
accompanying restdentlal, commerclal, and employment uses within walking distance, which Is
typically within 2,000 feet. TODs emphasize a self-sustalning community and pedestrian-orlented
environment and reinforces the use of public transportation.

The Croydon TRID planning study will asslst Bristol Township's governing body in determining
future funding optlens and generating new ideas to ensure efficient communlty growth. The
study wili focus on retaining nelghborhoced integrity, providing new housing opportunitles, and
creating TOD opportunitles that bring jobs Into the area and encourage private Investment
within the Croydon study area.

The Croydon Statlon area has the potentlal to be a prime example of a transit-orlented
development. The current condltlon of Croydon could be simply descrlbed as a “transit adjacent”
situation. All the right coordinating uses exlst, hut have poor pedestrian access, or they are In
need of belng redeveloped. The existing retail and apartments are bullt conveniently along U.5.
Route 13 directly across from the traln station. Behind these bulidings are neighborhoods with
signlficant population density and an Intact pedestrian environment. The existing retall stores
have some historic archltectural elements and classlc storefront windows, which could be
improved easily with new paint, restored facades, and appropriate signage. The exlsting
pedestrian environment lacks crosswalks, signals, and aesthetlc interest. To make this statlon
area more successful, pedestrian connections should be Improved with pedestrian slgnals and
crosswalks at Newportville Road and Cedar Avenue. Improving the fagades of the exlsting
buildings will make a tremendous difference in people’s perception of the retail area.

TABLE 5-1
2007-2010 DVRPC Transportation Improvement Program

1-95 / PA Turnplkt uies cimarnge AR UL U @ T TS ey v
1-95 and PA Turnplke, relocation of toll
plazas, and widening of 1-95 betweean
Route 413 and U.5. 1.

Route 413 Corrldor Improvement Projact Widen Route 413 fram Old Uncoln 2008
Highway to Bath Road to accommodate a
third center lane for left furns

U.5. Route 13 Closed Loop Traffic Signal Instaliatlan of a closed loap traffic signal 2007
System systam on U.5. 13 from PA Turaplka to

Bucks County Line.
.5, Route 13/PA Turnpike Safety Provide Interlm safety krnprovemants with 2010
Improvements regard to truck trafflc. Study potentlal for

lgng-term improvements.




Uu.5. Rolite 13 Betterment Project Restaring the pavement through hase Beyond 2010*
repalr, milling, overlay, resurfacing,
drainage Improvements, slgnai
modernlzation, and gulderail
Improvements to U.S. 13 from Route 413
to Levittown Parkway.

State Road Dralnage Improvements Carrect starmwater/dralnage problems an Beyond 2010"
State Road from Elm Street to Neshaminy
Creek
U.S. Route 13 Croydon Area Complete rehabilitatlon of tha Croydon Beyond 2010*
Redevelopment Project busliness distrlet. Will serve as the Impetus

to completing rehabliitation effarts along
the entlre 11-mile corrldor,

As development occurs along the roads slated for improvement, the township should work with
developers to ensure that transportation lmprovements are made in accordance with these
future projects.

U.S. Route 13 Revitalization Plan

The U.S. Route 13 corridor Is one of the most heavlly traveled corridors within the township. U.5.
Route 13 traverses Bensalem Township, Bristol Borough, Bristol Township, and Tuliytown
Borough. Recognizing the need to improve the corridor, the U.S. Route 13 Task Force was
created. This task force was composed of representatives of the Bucks County Redevelopment
Authority, the Transit Management Assoclation of Bucks County, the Bucks County Planning
Commission, and each of the four municipallties, as well as other Interested partles. It was
through this task force that the U.S. Route 13 Revitalizatlon Plan came Into belng. The study
examined the existing condition of the corridor, potential changes to the corridor, how the
corridor could be developed based upon municipal input, and suggested changes necessary to
develop the corridor to provide the greatest safety of the travelers on the roadway, while at the
same time providing for economic development potentlal. This study was completed in 2004,

Within Bristol Township, U.S. Route 13 varies from a two-lane cross-section with uniimited
turning movements to a six-lane cross-section with a center medlan Including cross-sectlons with
two travel lanes and a center turn lane, and four lanes with a median. U.5. Route 13 commaercial
streetscapes are uUnattractlve and characterlzed by a harsh visual clutter of signs, overhead
power lines, and traffic devices. Fundamental pedestrian amenltles, such as serviceable
sidewalks, shade trees, pedestrian lighting, and street furnjture are largely missing. Unpleasant
streetscapes are damaging for business In that they discourage pedestrian traffic and business
patronage.

One recommendation of the study was to implement streetscape beautificatlon alang the
corridor. Streetscape beautlficatlon fs one of the primary ways a community can invest In its
town center. Improved streetscapes create an inviting and attractive public face for the
communlty and provide a positive feeling to visltors. In addition to improving the public Image of
U.5. Route 13, pleasant streetscaping can have a slgnificant traffic calming effect by transforming
the perceived character of certaln roadway segments to “mainstreets.”

The U.S. Route 13 study also ldentified needed improvements to the spacing, location, and
deslgn of driveway access. Driveway access Improvements can reduce the number and
frequency of vehicle turning conflicts and thereby Improve operations and safety in the U.S.
Route 13 corridor. Short-term improvements for providing access to nonconforming parcels may
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Include a reduction in width of access openings, definition of access driveways, consolidation of
access openings, and closing exlsting access points In conjunction with planned reconstruction
projects. Long-term improvements for providing access to nonconformlng parcels may involve
addlitional modification of the site access to achieve the recommended corner clearances and
driveway spacing. Long-term opportunitles to further Improve property access are recommended
to be explored as sites are redeveloped or in conjunction with future development of adjacent
parcels.

The study also identified U.S. Route 13/Cedar Avenue/Walnut Avenue as a problem Intersection
due to the diminished levels of service at tha Intersection. Level of service (LOS) Is a gualitative
measure describing operational conditions within a traffic stream, and their perception by
motorists and/or passengers. LOS measurements range from levels A to F, with LOS A
representing the best and LOS F the worst. According to the study, the intersection of U.S, Route
13/Cedar Avenue/Walnut Avenue 1s operating at a LOS E In both the morning and afternoon peak
periods. The high traffic volume on the westhound Cedar Avenue approach Is the main cause of
delay at the Intersectton. The intersection Is projected to operate at a LOS D In the morning peak
pericd and LOS F in the afternoon peak perlod Inthe deslgn year {2025). As part of the analysis in
this study, the shared left turn/rlght turn lane of the weastbhound Cedar Avenue approach was
recommended to be widened to an exclusive left turn lane and exclustve right turn lane, The
widening of the westbound approach and optimlzed timing resulted In a LOS B In the morning
peak period and LOS D In the afternoon peak period. The widening of the westbound approach
would not require any additlonal right-of-way based on the existing traffic signal permlt plan.
Due to the grade change west of U.S, Route 13, however, the widening would require a new
retalning wall.

The plan also recommended some pedestrian improvements to thls Intersection.
Recommendatlons Included adding pedestrian signals at the seuthbound U.S, Route 13 approach
and eastbound Walnut Avenue approach; adding striped crosswalks at the southbound U.S.
Route 13 approach and eastbound Walnut Avenue approach; and Installing pedestrian warning
signs along the northbound and seuthbound U.S. Route 13 approaches.

When this comprehensive plan update was completed, construction was not completed on the
projects recommended in the study. However, the U.S. Route 13 Batterment Project and U.S.
Route 13 Croydon Area Redevelopment Project, which are both found on the 2007-2010 DVRPC
TIP, incorporate the recommendations from the study.

As areas along U.S. Route 13 are developed or redeveloped, the recommendations In the U.S.
Route 13 should be imptemented. Furthermore, the townshlp should work with PennDOT to
ensure that the recommendations are included In any future rehabilitation projects undertaken
by PennDOT.

Pedestrians and Bicyclists

The opportunity to travel by foot and bicycle 1s important for both recreational purposes and for
members of the community who do not drive. These modes of transportation also provide an
alternative to the automobile.

Providing a walkable environment Is essential to efficient transportation. Every trip begins and
ends with walking. Walking remains the cheapest form of transportation for all people, and the
construction of a walkable community provides the most affordable transportation system any
community can plan, design, construct, and maintaln. Walkable communitles put urban
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environments back on a scale for sustainabillty of resources (both natural and economic) and
iead 10 more soclal Interaction, physical fitness, and diminlshed crime and other soclal problems.
Walkable communities are typically more llvable communities and can lead to whole, happy,
healthy lives for the people who live in them.

Through the provislons of the subdivision and land development ordinance, Bristol Township Is
able to ensure new developments, both residential and nonresldentlal, are provided with
sidewalks. Sldewalks will provide alternative methods to make certain needed trips, in addition
to thelr use for exerclse and recreation.

It is Important that sidewalks be provided in the higher density residential zoning districts and in
nonresldential areas where walking should be encouraged as an alternative to the use of the
automobile. Sidewalks should be provided on both sldes of existing and proposed streets. There
should be compelling reasons for the waiver of the sidewalk standards of the ordinance.

The township should also consider construction of sidewalks on streets where there currently are
none. Throughout the township, pedestrian connections to nonresidential uses and to other
nelghborhoods are limited, especially in the Levittown neighborhoods. The New Falls Road
corridor is one example of where sidewalks are needed. In the absence of sidewalks, informal
walking paths have developed along the road. The township should study this issue further and
consider improving these informal walking paths with sidewalks, shade trees, pedestrian lighting,
and street furniture. This will improve pedestrian accessibllity and safety,

In many communities, bicycle systems are Important and much appreciated facilities. The
subdivision and land development ordinance could be revised to inclyde requirements for bicycle
Improvements In additlon to or in place of sidewatks In approprlate areas. A blcycle plan should
be prepared to determine the best routes to connect existing and anticipated developments with
schools, shopping areas, parks and playgrounds, employment centers, and other key community
locatlons. The bicycle system would be used and enjoyed by all the township residents, as well as
peopte who work, shop, or visit Bristol Township. More information on trall development that
may include blcycle and/or pedestrian paths can he found In the Park, Recreation, and Open
Space Planning chapter of this plan.

Access Management

There are several roads In the township that are candidates for access management
improvements, The U.S, Route 13 Revitallzatlon Plan identified access management prohlems In
the U.S Route 13 corridor and provided recommendations for improvements.

Summary of Recommended Actions

Work with SEPTA and the Transportation Management Assoclation of Bucks County to ensure
that the public transportatlon neads of its residents are belng met.

Waoark with SEPTA with the renovation of the Croyden Statlon and the Implementation of the
Croydon Transit Revitallzatlon Investment District recommendatlons.

Work with PennDOT to ensure that recommendatlons from the U.S Route 13 Revitalization Plan
are included In any future rehablfitation projects undertaken by PennDOT.



Prepare a bicycle plan to determine the best routes to connect existing and anticlpated
developments with key community locations.

Develop an access management plan to be included in the subdivision and land development
review process.

Land Use
Developmeant Today and Projected Changes

Bristol Township is a typical “inner-ring” or "first-tier” suburban communlty. America’s inner-ring
suburbs—once hubs of economic and soclal activity—have been “shortchanged” In the recent
urban renaissance, because they have received little of the benefits of the revitallzation
occurring in downtowns, nor have they experienced the growth of the outlying areas.

Prospective Development

The prospect for future development in Bristol Township will likely Include the remaining vacant
land, as well as adaptive reuse and redevelopment opportunities. Pennsylvania’s commitment to
providing furding opportunitles in hopes of stimulating economic investment and revitalization
for distressed areas such as flrst ring suburbs and targeting areas around transit stops should
benefit communitles such as Bristol Townshlp. The Croydon Station Transit Redevelopment
investment District {TRID} Study, currently in production, Is a prime example of this effort. {For
more Information on this study, see Chapter 9, Transportation and Clrculation.)

C Commerclal—The purpose of this distr|ct is to provide for the creatlon and continuation of
retail, service and office development in appropriate areas throughout the Township. The district
contains required design standards for development taking place along Route 13 and State Road
that address parking, street trees, signage, lighting, landscaping, and bullding design to foster a
unlform streetscape and more pedestrian-friendiy atmosphere. These standards serve as the
implementing mechanism of the Route 13 Revitalization Study.

Two particular uses appear to be harming the township’s Image as an up-and-coming economy:;
check cashing establishments and used car lots. Check cashing establishments are often
associated with low-income nelghborhoods and can be an eyesore because they lack high-quality
landscaping and make use of Iron bars and chalns to secure the building. Used car |ots are often
established on lots that appear to be otherwlse vacant—except for the cars themselves and a
temporary traller that Is used for an office. Little to no landscaping Is provided for used car lots
and, besides a low-guallty appearance, used car lots convey a sense of transition and
impermanency.

Transit-Oriented Design

Translt-orlented design {TOD) is an approach to urban design that encourages pedestrian-
orlented actlvity centers linked throughout a reglon by transportation corridors. Often centered
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on a public transit stop {bus or rall) this form of development de-emphasizes the dependence on
the automobite created by traditional suburban development. Transit-orlented design can be
Implemented through zoning ordinances, capital Improvements, speclal area plans,
redevelopment plans, and slte design.

TODs have a commercial/office district and a central transit stop at thelr core. Within the core,
storefronts line the sidewalks; there are central public spaces; and parking Is located on street,
behind buildings, and in underground or above ground structures. Public plazas and open space
are integral features of the core. The commerclal core Is surrounded by high- and medlum-
denslty housing. A mix of unit types {apartment bulldings, duplexes, single-famlily homes on small
lots, and accessory apartments) is encouraged. Uses that requlire large amounts of land, such as
low-density housing, auto sales lots, or Industrlal complexes are located outslde a ten-minute
walk to the core,

Streets withn a transit-oriented development are laid out in a simple form, with multiple ways of
gefting to a destinatlon, so that all traffic Is not funneled onto a single artery. Regional highways
pass on the edge of a transit-orlented development, rather than cutting through the middle.
Within the TOD, streets are designed for slow-speed traffic and on-street parking. Bicycle lanes
may be placed on collector streets, and bicycle parking facilitles are located at destination points,
Street trees and sidewalks line all streets.

TODs would be most appropriate near the Croydon train station. The areas around bus stations
and along bus routes may alsc have some potential for this type of development.

During the preductlon of this plan, the Croydon statlon area was studied In detall as part of &
Transportatlon Revltalization Investment District (TRID) study. The recommendations of the TRID
study wlll be Incorporated In the Future Land Use Plan chapter of this plan.

Overall Planning Issues

The mast Impeortant purpose of a comprehenslve plan is to provide directlon for a community’s
efforts for future planning and development. Bristo] Township is a largely urbanlzed community
that faces many of the Il effects of inner ring suburbs — inadeguate communlty planning,
revitalizatlon, enhancement, and funding opportunities. Townshlp officlals will continue to pull
together its collectlve resources to address some of these shortcomlings. Recent publications,
such as the Bucks County Waterfront Revitalization Plan, Cropdon Transit investment District
Study, and the U.S. Route 13 Revitalization Plan have identlfied key opportunities and
constraints for the township. Successful Implementation of this Plan and other strategic plan
recommendations will be a focys for township officlats over next decade and beyond.

Future land use and development should be gulded by the planning princtples of “Smart Growth”
and “Sustalinabllity.” These land use planning strategies are endorsed by many county and state
governments, including Bucks County and the Commonwealth of Pennsylvania. Smart growth
promotes a concentration of development and diversity of uses. This approach Is Intended to
guide development and conserve natural systems, utllizing existing Infrastructure, revlitalizing
growth centers, and encouraging alternatlve means of translt such as walking and biking.

Special Study Areas



Along with the implementatlon of these overall planning principles, there are specHfic areas In the
Township, that warrant speclal consideration. The Special Study Areas section below describes
specific pollcies and recommendations for each of the designated study areas.

Regarding the proposed 1-995/Turnpike p[roject, Other proposed projects that will benefit from
the enhanced access from the new interchange wlill Include the Croydon Transit Revitalization
Investment District along Route 13 and the Rohm and Haas waterfront development, which are
d|scussed In more detall below,

The Bucks County Waterfront Revitallzation Plan (2005} Is intended to provide a vislon for the
entire lower Bucks County Delaware River waterfront and thus provides the hasis for the
recommendations of the Bristol Township Comprehensive Plan Update. The Bucks County
Waterfront Revitalization Plan articulates a community-based vision that will gulde future
revitallzation efforts along lower Delaware Rlver waterfront communities, Including Bristol
Townshlp. The plan envisions "opportunlty areas” for each municipality that show detalled
concept plans for key areas in the study area.

Croydon

The Croydon special study area Is located in southwestern Bristol Townshlp is hounded hy the
waterfront speclal study area, the Neshaminy Creek special study area, Newport Road, and the
boundary with Bristol Borough. The resldentfal nelghborhoods of Croydon Manor, Croydon
Acres, Croydon Heights, and Maptle Shade are included In this study area. Improvements to U.5.
Route 13 and the commercial area on U.S, Route 13 In the vicinity of the Croydon train station
are both discussed In previous sections.

Portions of the Croydon special study area are a focus of the Croydon TRID study which Is
discussed in detail in the Transportation section. As of the time that this Comprehensive Plan
Update was completed, the Croydon TRID study was still in production. While the TRID study has
not been completed as of the completion of this Comprehensive Plan Update, It is assumed that
this planning effort and the planned improvements for the Croydon train statlon and U.S. Route
13 will result in Increased development and redevelopment in the Croydon area. New residential
development should take the form of those recommended in the Land Use Characteristics and
Development Trends section which included Traditional Nelghborhood Development, Transit-
Orlented Deslgn, and Inflll Development. To capture the potentlal beneflts of this Increased
development and redevelopment the township’s land development regulations should be
brought In line with the planning that has taken place.

The anticlpated activity In the Croydon special study area should also conform to the
recommendations from the Bucks County Waterfront Revitalization Plan, which as mentioned
above, calls for the development of address streets, riverfront corridors and municlpal gateways
to promote the waterfront.

The design elements suggested for address streets can be implemented without any guldance
from other municipalitles and therefore are something that can be initlated immedlately.
Address streets should Include design elements Inciuding street trees and accent plantings,
special paving, continuous sidewalks, pedaestrlan amenities such as street furnityre and buffer
zones, wayfinding and signage features, architectural guidellnes, lighting for street and sldewalks,
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minimization of curb cuts, placing of overhead utilitles underground or behind bulldings, hicycle
lanes, and the screening of unsightly areas. Address streets in the Croydon special study area are
State Road, Cedar Avenue and River Road,

Route 13 Corridor — West

The western segment of the Route 13 corrldor lies between Bensalem Township and Bristot
Borough and consists of a mix of commercial, Industrial, and residentlal uses. Some of the
highlighted recommendations of the U.S. Route 13 Revltallzation Plan along the western corridor
Include exploring the potentlal redevelopment of the aging shopping center near the Croydon
post office located south of Route 13 between the Amtrak/SEPTA rail line.

Corridor improvements for the western segment include Installing quallty fencing along
cemetery and rail line), new entrance slgnage for res|dentlal neighborhoods, pedestrian-ariented
lights, street trees, wider sidewalks, on-street parking, and Improved bullding facades,

Slmilar to other designated gateways into the townshlp, the Route 13 western gateway along the
Bensalem Township border should Include appropriate signage, landscaping, and lighting
welcoming visltors arrlving Into Bristol Township.

The Implementation of the Revitallzation Plan is intended to produce a series of strategies that
improves maobility, pedestrian safety, and general aesthetics of the area, In turn, attracting the
type of investment and redevelopment that will lead to more residentfal, employment, and retail
opportunities. Townshlp officials will continue to work with PennDQT to ensure that
recommendatlons from the Revitalization Plan are included In any future rehabtiitation projects
undertaken by PennDQT,

Special Study Areas Summary

‘Severa| plans and studies that are discussed above collectlvely have significant development
Implications on Bristol Township. Depending on the timing of construction, several large-scale
developments proposed in these plans and studies may create a competing environment for
residential and nonresldential constructlion within the township, notwithstanding the potential
competing interests with proposed regional projects. Certaln projects may not be feasible within
the 10-year timeframe of the planning period of this Plan. Plans and studles may also differ in
detall