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EXECUTIVE SUMMARY

In 2002, through Montgomery County’s Community Revitalization
Program, the Borough prepared a revitalization plan, A Community
at the Crossroads. To maintain its eligibility for potential funding
of revitalization projects, to assess what progress has been made,
and to re-evaluate what remains to be done, the Borough has now
updated that plan, entitled The Community Revisited.

The plan update, like its predecessor, addresses the topics of economic
development, housing and neighborhood development, transportation
and infrastructure, and public safety and communication. Direction of
plan was guided by a Borough-appointed Revitalization Task Force
composed of residents, business owners, and elected and appointed
officials. In addition, a thorough civic engagement process was
employed through public meetings and stakeholder interviews. The
overall impression from meeting with the residents, business owners,
and elected and appointed officials of Conshohocken is that all want
to better connect to and celebrate its great waterfront location along
the Schuylkill River and to encourage development in the borough
that is consistent with its small town feeling.

Many of therecommendationsofthe 2002 planhave beenimplemented,
particularly as they relate to transportation. Perhaps the most visible
changes are the traffic calming and streetscape improvements
along Fayette Street, such as the curb bump-outs at the corners,
the street trees, and the addition of bike racks and street furniture;
however, the Borough has

also proceeded with the

angled parking program,

completed a Traffic and “We love being able to walk to
Parking Management Study our bars and restaurants....We
(Edwards & Kelcey, 2004),
and undertook a planning
charrette to develop a Vision walk with our friends and their
for the Conshohocken Train children to the playgrounds.”
Station (KSK, 2007).

enjoy our parks and being able to

-Conshohocken resident




The major issues that emerged
as a result of developing this
plan were:

0 Creating a better
connection to the riverfront
from the neighborhoods
and downtown;

o Strengthening and
expanding the Fayette
Street commercial core;

0 Ensuring that the
community character of
the neighborhoods is
preserved; and

o Improving the
communication between
the Borough, property
owners, and visitors.

Chapter 7: Action Plan provides
a table listing the goals and
strategiestoaddresstheseissues,
and recommends the primary
implementers, the  priority,
cost estimates, and potential
funding sources. Appendix A
of the plan update is a Market
Analysis that addresses retail,
housing, and entertainment
opportunities that could be
supported in Conshohocken.
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. INTRODUCTION

The Montgomery County  Community
Revitalization Program establishes the
framework to strengthen and stabilize
the county’s older communities through a
targeted economic development approach.
The guiding principles of the program
respect that these older communities, such
as Conshohocken, serve as cultural, civic,
and religious centers, and that new and
redevelopment in these areas can make the
most efficient use of existing infrastructure
and help preserve open space elsewhere in
the region. This plan update, The Community
Revisited, will guide Conshohocken in its
continued, publicly supported, revitalization
efforts over the next decade.

To guide the scope of potential actions, many
of the recommendations appearing in this
plan are projects or activities that may be
eligible for County Community Revitalization
implementation  grants, although the
projects may also qualify for other funding
sources such as through the Transportation
and Community Development Initiative of
the Delaware Valley Regional Planning
Commission, or through the Pennsylvania
Community Transportation Initiative
through the Pennsylvania Department
of Transportation. Examples of projects
that would qualify for County Community
Revitalization Program funding include,
but are not limited to: facade preservation
or improvements to commercial buildings;
events to attract visitors; homeownership or
home improvement programs; construction
of new or expanded parking lots or
garages; public safety enhancements such
as street lights or GIS crime tracking systems;
wayfinding or business district signage;
continued streetscape improvements;
improving pedestrian, bicycle, and/or
transit connections; or other innovative
revitalization actions deemed appropriate
by the Community Revitalization Board and
the Borough.

Conshohocken enjoyed unmitigated success
from prior to its incorporation in 1850
through much of the 1950s; however, like
many industrial towns, decline took hold
during the 1960s and 1970s. The Borough,
with assistance from Montgomery County,
began to address its disinvestment through
redevelopment actions in the early to
mid 1970s. Subsequently, the riverfront
continues its transformation today.

Conshohacken c. 1950s

New residential devopmenr along the riverfront

1
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Restaurants along Fayette Street

The early successes of the waterfront have
been felt further into the borough, such
as along Fayette Street with its active
restaurant and bar scene and the high rates
of homeownership in the neighborhoods. Yet,
while the picture for Conshohocken is bright
and its property owners value the small-
town feel and family-oriented qualities
of the borough, this reinvigoration could
threaten those qualities if not addressed
through prudent planning initiatives.

Several issues warrant further action over
the next decade. Development on the
waterfront occurs without a master plan so
securing public access is negotiated on a
case-by-case basis with varying success; the
neighborhoods are seeing more teardowns
of single-family houses for the construction
of twins and townhouses which, over time,
affects community character; Fayette Street
lacks diversity in community-serving retail
establishments; and its excellent regional
access is increasingly recognized by drive-
thru chain retailers whose development
needs diminish the “main street” feel
and walkability of this thoroughfare.
Meanwhile, all of this success — the increase
in development along the riverfront, the
increased neighborhood density, and the
increased popularity of the restaurant
scene and auto-oriented businesses -
increases traffic congestion and makes
parking ever more difficult. Managing the
borough’s success, and planning for future
waves of it, will be the focus of this stage of
Conshohocken’s revitalization.

Conshohocken completed its first
revitalization plan, A Community at the
Crossroads, in 2002. Since that time, many
of the action items recommended in the plan
have been accomplished or are underway —
and some of them, such as the streetscape
improvements along Fayette Street, were
constructed using implementation funding
from the County. This update to the plan,
The Community Revisited, has assessed
whether those items not yet completed from
the 2002 plan remain relevant, and new
action items have been identified. While
the priorities may have shifted, the vision for
this update is the same as that expressed in
2002 insofar as it plans for the creation of:

e A vibrant, highly walkable, and
accessible downtown that reinforces
community identity and that offers
goods and services desired by
residents and daytime office
workers alike.

e A strong, well-integrated local
economy, offering a diverse mix
of businesses and employment
opportunities as well as the
congestion-reducing option of living
near work.

e A diverse community with a mix of
households, and highly desirable,
walkable, and attractive residential
neighborhoods accessible to a
variety of community amenities and
resources.

e A bustling riverfront with strong
physical and visual linkages to the
rest of the community, enabling
workers to walk downtown and
residents to gain unprecedented
access to the waterfront.

e A series of new relationships and
partnerships between the Borough
and the local business community
and neighboring communities to
effectively address both local and
regional community and economic
development issues and challenges.

CONSHOHOCKEN REVITALIZATION PLAN UPDATE



Il. OVERVIEW OF THE BOROUGH

Before venturing into a new agenda of
goals and strategies to pursue over the
next decade, some time should be spent
to reflect on the evolution of the borough.
Conshohocken’s Historic Resource Survey
(1989) offers a well-documented overview
of its history through the early 20™ century.

While incorporated as a Borough in 1850,
the European settlement of Conshohocken
actually started much earlier.  In 1683,
William Penn sold 5,000 acres to an Irish
farmer who established the first limestone
quarry in the area. Conshohocken was
carved out of a portion of this land on the
east side of the Schuylkill River by 1700,
with two of the earliest families, the Harrys
and the Joneses, having settled in what is now
the eastern part of the Borough. The Matson
family owned land at the southern end of
the borough and improved a ford (Matson’s
Ford), which offered a more reliable means
of transportation in the area.

As early as 1818, the Schuylkill Canal
was constructed as far as Conshohocken,
which would extend from Philadelphia to
Port Carbon in Schuylkill County by 1826.
The canal not only offered another means
of transportation but created a source of
water power that allowed the first mills to
operate in the borough. The first of these
mills, a grist mill, was constructed in 1821 by
the Harry family. By 1832 an iron rolling
mill, owned by the Wood family, operated
in the borough, and in 1833, a wooden
covered bridge was constructed over the
Schuylkill near the original Matson’s Ford.
At this point in time, Conshohocken had one
store, one tavern, one rolling mill, one grist
mill, and six houses. Some of the surnames
of those early dwellers are familiar today:
Harry, Foulke, Jones, Freedley, Jacoby, and
Hector.

Railroad service reached Conshohocken in
1835 with the Philadelphia, Germantown,
& Norristown Railroad, launching a new

wave of building activity. Four iron furnaces
were established in the Conshohocken
area by the 1840s, one of which was the
Plymouth Furnace and Foundry established
by Stephen Colwell at the intersection of
Colwell Lane and Elm Street. These furnaces
with the rolling mill gave rise to the Borough’s
nickname of “lronborough.”

By 1850, three of the early families, Harry,
Jones, and Wood, owned most of the land
that forms the square mile of Conshohocken,
and they became instrumental in the
incorporation of the third borough in
Montgomery County. While the Schuylkill
Navigation Company had begun to lay
out the borough near the Schuylkill River
in the 1830s, by 1860 the grid layout of
the borough as we know it today resulted
primarily from the orderly subdivision of
land held by these large landholders. The
now familiar street names were assigned
at the time of incorporation. In 1860, the
borough had 1,689 residents — 323 families
and 324 houses, most of which were located
between Fayette and Maple, Marble and
Second Avenue, with farms beyond. Some
of these residents lived in company-built
housing but most did not.

Over the next 25 years, the nature of
industry changed somewhat with the
introduction of the textile production, the
decline in smelting, and the rise in rolling mill
iron production. But overall, Conshohocken

e

Philadelphia, Germantown & Norristown Railroad
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1898 Map of Conshohocken

continued to flourish, mostly because of the
iron industry and its support businesses.
Development of the borough expanded
northward along the Fayette spine, and
by 1871 there were 68 businesses. It
was also during this period that the first
churches and schools were constructed, a
local newspaper was first published, and
fire and police service was established.
The pattern where the workers, managers,
and business owners lived expressed itself
in the grid development: the workers lived
in small rowhouses near the industry along
the waterfront, the managers overlooked
the workers from their free-standing houses
and twins further north along Fourth and
Fifth Avenues, and the large estates owned
by the industrialists were constructed north
of the commercial district along or neear
Fayette Street.

During the last quarter of the 19™ century,
Conshohocken diversified, matured, and
connected itself to the region. Retail
expanded, religious, civic, and fraternal

Worker housing along Spring Mill Avenue

The houe in Mary Wod Pk isasociated wirh one of the orough’s
founding families
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d” the home of a prominent manufacturer, J. Elwood Lee

“Leelan

institutions served a larger constituency,
and even unskilled laborers — the majority
foreign born — could afford to buy houses.
In 1883, the Pennsylvania Railroad opened
what we now know as the Outbound Station,
and a few years later the borough had
electricity. In 1893, the Conshohocken
Street Railway Company built a trolley line
that connected Conshohocken to Norristown
and Plymouth. At the turn of the century,
5,762 people lived in the borough, most
of whom were Irish, though the Polish and
ltalions soon followed. As the borough
became more settled, patterns emerged
among the working class: the west side of
town housed the lower paid laborers in the
older iron and quarry industries while the
east side attracted better paid laborers in
the newer, more successful industries.

By the turn of the century, two maijor
businesses dominated in Conshohocken:
the Alan Wood lIron and Steel Company
and the J. Ellwood Lee Company. Support

businesses related to Wood and Lee
emerged. Furthermore, by now the borough
was built out — no more cheap land was
available.  Conshohocken was evolving
into a bedroom suburb because the reach
of these major industries extended beyond
the square mile of the municipality. By the
early 20™ century, the northern end of the
borough had housing constructed in styles
for an emerging middle class: Craftsman,
Bungalow, and Colonial Revival houses with
porches and larger yards.

The success of Conshohocken continued
through the first third of the 20™ century,
but like many industrial communities, decline
set in after World War Il and continued
until the Borough and County began a
redevelopment initiative. A redevelopment
plan was adopted in 1971, and urban
renewal funding was granted a few years
later by the federal Housing and Urban
Development department to clear 25 acres
along the riverfront. This action required
relocating more than 600 residents and
55 businesses. Demolition was completed
by 1981, and by 1983 there was a ground

Dem-oliﬁon of the prior Matsonford Bridge, c. 1984
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breaking for the first office building at First
Avenue; a second building followed in 1985
and a newly constructed Matsonford Bridge
opened in 1987. By 1992, the Blue Route
opened. Promise of this regional connector
brought development from three major
developers, Meehan-Weinmann, Acorn
Development, and Oliver Tyrone Pulver.
With the roadway’s opening, additional
developments were constructed by Keating
Development, Berwind Property Group, and
O’Neill Properties.

Development of the borough’s waterfront
continues with approved plans for 7 Tower
Bridge by Pulver and an anticipated
development between Ash and Cherry
Streets. Elsewhere in the borough,
redevelopmentoccurs withsmallersubdivision
and land development projects. Fayette
Street has few commercial vacancies. Yet,
while the picture for Conshohocken is bright
and its property owners value the small-
town feel and family-oriented qualities of
the borough, its success, to some degree,
may threaten those qualities if not planned
for proactively.

For example, development on the
waterfront is occurring without a master
plan so securing public access is negotiated
on a case-by-case basis with varying
success. The neighborhoods are seeing
more teardowns of single-family houses for
the construction of twins and townhouses
which affects community character over
fime. Fayette Street lacks sufficient
community-serving retail establishments,
and the borough’s excellent regional access
is becoming more desirable by drive-
thru chain retailers whose development
needs diminish the “main street” feel and
walkability of Fayette Street. All of this
success — increased development along the
riverfront, increased neighborhood density,
and growing popularity of the restaurant
scene and interest by auto-oriented
businesses — has worsened traffic congestion
and parking grows scarce. Managing the
borough’s success, and planning for future
waves of it, will be the focus of this stage of
Conshohocken’s revitalization.

Matsonford Bridge (background) and Schuylkill River Trail (foreground)

"

Development site along riverfront between Ash and Cherry Streets
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Community Profile

Located in southeastern Montgomery
County on the east side of the Schuylkill
River, Conshohocken is bounded to the north
and east by Whitemarsh Township, to the
north and west by Plymouth Township, and
to the south by the Schuylkill River (Figure
1: Location Map). With approximately
8,600 residents, it is the fourth most densely
developed municipality in the County (Table
1). The area has excellent regional access
with its proximity to the Schuylkill Expressway
and Blue Route, train and bus service by the
Southeastern Pennsylvania Transportation
Authority, and two major multi-use trail
systems in different stages of construction —
the Schuylkill River Trail that extends from
Center City Philadelphia to Pottsville, and
the Cross-County Trail that, when completed,
will extend from Conshohocken to Willow
Grove and beyond. Conshohocken, which
is in the heart of the County’s Montgomery
Crossroads, is fewer than 10 miles from
King of Prussia and a 20-minute drive to
downtown Philadelphia; it is also close to
Plymouth Meeting and the County seat of
Norristown.

The median age of Conshohocken residents

is 35.4 years, and the majority of residents
are female (51.5%). The population

Table 1: Population Trend

is predominantly white (~90%), and a
majority of residents own their houses
(~60%). The estimated household income in
2008 was $55,972, and the median house
or condominium value in the same year
was $224,878, both of which exceed the
values for Pennsylvania. Over 80% of the
population, aged 25 years or older, have
at least a high school diploma, and the
mean travel time to work is approximately
21 minutes. In 2008, approximately 6%
of the population had an income lower
than the poverty level, which is lower than
Pennsylvania (11%). In short, Conshohocken
is a relatively young, well educated, middle
class community whose residents work within
a short distance of home.

Conshohocken is approximately one square
mile, or about 650 acres. According to
the Borough’s Recreation Plan (2007),
approximately 40% of the land area is
residential, 20% is manufacturing, and
20% is related to transportation including
parking (Figure 2: Land Use Map). The
remaining land is commercial, used for
community services, recreation, and utilities,
or it is occupied by water or woods. Less
than 3% of the land is vacant.

Year Population Percent Change
2035 10,051 5.80
2030 9,500 2.93
2025 9,230 4.65
2020 8,820 2.61

2010 8,595 11.97
2005 7,676 1.15
2000 7,589 -

Sources: US Census (2000, 2005); DVRPC (2010, 2025, 2035) Montgomery County (2020, 2030)
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FIGURE 2: Existing Land Use
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lll. PUBLIC PROCESS

The public planning process for this update
was robust, guided by regular meetings
with a Borough-appointed Task Force,
numerous stakeholder interviews, and two
public meetings. The findings of this public
process became instrumental in developing
the vision statement, goals, and action plan
that will guide the Borough over the next
decade.

Task Force Meetings

The Revitalization Task Force is composed
of neighborhood representatives, business
owners, and Borough elected officials,
appointed committee and commission
members, and staff. The Task Force advised
the consultant team on stakeholders to
interview, and worked with the consultant
team to develop a vision, goals, and action
plan.

Over the course of the planning process, the
Task Force expressed an interest for more
retail enterprises, noting that preserving
corner retail stores and expanding the
business district along Spring Mill Avenue and
Third Avenue would be desirable. Branding
of Conshohocken would help local retailers.
The group also wishes to see more building
code flexibility for older buildings, improved
pedestrian lighting in the neighborhoods,
and better riverfront access. Some members
would like to see more research on shared
parking as well as permit parking, and the
continuation of angled parking in targeted
areas. A parking garage, west of Forrest
Street, was suggested. Finally, the Task Force
believes that Conshohocken would benefit
from stronger relationships with adjacent
municipalities, and that information about
events, activities, and development must be
shared sooner with the community. It was also
expressed that more of the younger residents
need to participate in Borough activities. It
was recommended that two new committees
be formed, one for the Waterfront and
another for Communication.

TASK FORCE MEMBERS

Anita Barton
David Bertram
Joe Collins
Gary DeMedio
Vince Flocco
Scott France
Matt Mittman
Bob O’Neill
Mary Shafer
Janis Vacca

Stakeholder Interviews

The newly formed Business Development
Commission has been undertaking «a
community survey to better understand
what types of businesses are needed and
desirable. Initial findings show that people
most value the borough’s sense of community
and regional access. Respondents are
interested in seeing more specialty/retail
services, arts and entertainment venues, and
recreation and sports enterprises. Events
such as community days, concert series,
community nights out, and “First Friday”
activities are wanted. The respondents
want to see Conshohocken become known
for its “main street” feeling and its sense of
community, which is bolstered by the desire
to see more independently owned stores.
The Commission also recently completed a
business directory, which is now available on
the Borough'’s website.

CONSHOHOCKEN REVITALIZATION PLAN UPDATE



The Shade Tree Commission noted that
the 2" Avenue Memorial is in need of
rehabilitation and a dog park is a desired
amenity. It was recommended that the A.A.
Garthwaite Stadium and Borusiewicz Field
(aka the A&B Fields) and Marywood Park
could be improved. The walkability of
the borough is an asset, as is proximity to
the bike trails. The neighborhoods would
benefit from better, more consistent street
lighting, and too many older houses are
being demolished. In general, it was opined
that it would be beneficial for the public to
understand the many benefits afforded a
community that has ample open space and
street trees such as improving the sense
of place, offering areas of respite, and
improving air and water quality.

The Parks and Recreation Committee
recommended exploring alternate uses for
A&B Fields that do not create a high impact
on the turf. It was noted that more parking
and stormwater management is needed
at Sutcliffe Park, and that more parking is
needed at Fellowship House, particularly
for senior citizens. The Borough has
negotiated with local private high schools
for the construction of a boat house along
the Schuylkill River.

The Borough is installing the Nixle system,
similar to a police blotter, which residents
can access for up-to-date crime information.
In general, the nuisance problems associated
with the patrons of the bars on Fayette
Street are being addressed, as are other
quality of life issues such as car break-ins
and graffiti removal. Cut through traffic in
the neighborhoods remains an issue.

Three of the five Planning Commissioners
sit on the Revitalization Task Force, and
monthly updates about the planning
process were given at Commission meetings.
During the course of plan development, the
Commissioners expressed their concern about
the lack of connectivity to the waterfront,
the need for a waterfront master plan, and
the need to ensure that new construction is
compatible with the existing character of
the borough.

A and B Fields

Surclife Park
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Business owners along the riverfront stated
that sidewalks leading to the riverfront
should be a priority because it is unsafe to
cross the tracks and drivers force pedestrians
into the drainage gullies; bicyclists are also
not very mindful of pedestrians. Pedestrian
gates should be installed at the railroad
crossing, and the reeds that grow in the
gullies should be kept lower to improve
sight lines. Recreation amenities near the
bike paths are needed, especially because
Conshohocken is situated roughly at the half-

Current sidewalk leading to the riverfront

way point between Philadelphia and Valley
Forge. More convenience and lunch-time
establishments along the riverfront would
be desirable because parking near Fayette
Street is too difficult during that time and
the topography is difficult for walking. The
Borough may want to consider making Harry
Street more pedestrian friendly so that
it is used as a path to the riverfront. The
Borough should also continue to work with
SEPTA to improve the train station areaq, such
as was done for the Fort Washington and
Ambler stations. One stakeholder noted
that development of an arts community may
provide an incentive for some workers to
stay later if there are events, and it may
make the borough more animated on the
weekend:s.

Moving  professional offices to the
northernmost end of Fayette Street — off the
lower commercial blocks and off the ground
floor — would free up valuable, additional
retail space. The commercial zone should
also be expanded off Fayette to Harry and

Train station area

Forrest Streets. The borough could use more
clothing stores and an art shop, and a cupcake
shop could be a nice amenity. Partisan
politics are making it difficult to accomplish
worthwhile projects, and it was emphasized
that the most successful projects are driven by
the use of local resources and partnerships.
There are three potential development sites
of particular note: The Verizon building at
402 Fayette Street, Borough Hall at 720
Fayette Street, and the Moore Chevrolet site
on Fayette north of Eleventh Avenue. Better
access must be provided to the river, and
future development on the riverfront must
be more welcoming to the community.

Representatives of the County Planning
Commission offered the following insights.
Further redevelopment must occur with
the appropriate level of amenities and
connectivity — not only within the borough
but to the riverfront system beyond its
borders. The nature of development and
activities along the riverfront should add
to the notion of glamour and excitement
associated with such access to a desirable
resource.  Agreements negotiated with
developers must be enforced. Not only
is more greenery needed in the minimum
setbacks from the river, but developers
should be encouraged to work with the
Borough to open their paved parking areas
for use as event space. Doing so in this
highly visible location would not only help
the Borough, particularly if the Fayette
Street area vendors sponsor the events, but
it would help the developers advertise their
buildings.

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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Verizon Building

Borough Hall

Moore Chevrolet site

e Nt

The Borough’s 100" strip of open space tﬁ:mg fhe-riverfanf"

The parks in the borough are dated, in
need of rehabilitation, and lack amenities.
Residents are expecting more than they are
receiving, and it seems that the Borough
makes reactive moves based on the needs
of special interests. Instead, the Borough
must make its open and recreation spaces
a priority, look comprehensively at the
park system, and become coordinated
with programming and maintenance. The
Borough should look to its Open Space Plan
(2006) and Recreation Plan (2007) to begin
implementing those recommendations that
address the park system holistically, and that
would empower it to ask for more assistance
from County programs. A coordinated
approach can increase the Borough’s
opportunities for funding improvements.

For a long time, tear-downs were an issue
in the borough but this has slowed with the
economy downturn. Over time, infill buildings
have been designed to fit in better with the
context of the borough. When thinking of
Conshohocken as part of the larger county,
the Borough has integrated some good
solutions, such as encouraging the use of
pervious pavers, requiring landscaping and
street trees as part of the land development
process, and installing effective traffic
calming measures along Fayette Street. To
help people understand more about where
they live and why the built environment looks
as it does, a walking tour brochure — or a
tour that you can access through your cell
phone — might be useful.

13
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Borough representatives noted that the
Housing Rehabilitation Program operates
successfully and there were no changes
identified to improve how it works or expand
its scope. The only deficiency cited was that
there is a dearth of competent contractors
to do the work. Senior housing is a rare
and needed commodity in the Borough;
anecdotally it has been heard that there is
a four- to five-year waiting list at Marshall
Lee Towers. Historic designation and a
broader means of protecting the borough’s
community character should be pursued.
In addition, residents would benefit from
education sessions about affordable
renovation, repair, and weatherization of
their older houses.

The streetscape improvements along Fayette
Street are good but more needs to be done
to calm traffic on Fayette. For example, the
speed limits should be posted more clearly
coming in from Whitemarsh and Plymouth
and at the base of Fayette Street when
people come off the bridge. There has been
good traffic enforcement in the mornings on
lower Fayette near the parochial school,
but this could be strengthened along the
corridor.

The newsletter is a welcomed means of
communication, especially because not
everyone uses the internet to find out what
is going on in the borough.

Fayette Street srreetscape improvements

Marshall Lee Towers

dhind Town—
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Summer 2010 A SEMI-ANNUAL COMMUNITY NEWSLETTER Volume 1

A MESSAGE FROM COUNCIL PRESIDENT PAUL McCONNELL

The Borough of Conshohocken welcomes back a
newsletter!

We hope you find this newsletier informative and
interesting. Keep in mind that the Borough pays nothing for
the newsletter. Content in this newsletter is contributed by its
authors. Joseph Collins has volunteered as the newsletters
editor. The costs of design, printing and distribution are
covered by the advertisers. So please give a thank you o the
contributors and the editor when you see them. And please
patronize the businesses that support this newsletter and
Conshohockenin general.

strong when its residents and
businesses offer their talents and time on its behall. Since |
have joined council, | have been impressed by the number of
citizens who volunteer their time and services to the Borough.
These volunteers include firefighters, those who serve on
Boards, Commissions and Authorites, those who have joined
our newly formed Environmental Action Commitee ant
Business Advisory Comittee, those who reinvigorated the
Shade Tree Gommission, and those who help with everything
from our website to the Farmer's Market. They also include
everyone raising funds for the July 4th celebration, and
everyone making the Car Show, Fun Fest, and other events in
Gonshohocken possible. If | continued listing those who give
back to the community then the newsletter would need a few
extra pages. On behalf of everyone in Conshohocken, | say
henkyoutathosewhovolunieor

mix of resicents and businesses. O the resicertal Sice, s
year Gonshohocken is welcoming some significant growth,

primary down by th river: As you meet
some of the new residents, please say

Rolloanditoll thom aboutwhatyou o

Gonshohocken. On the business side, il

we continue to have a strong business |

base, in addition to being a destination

spot for restaurants, nightife, and retail,

It is nice to hear of friends I have in

places like King of Prussia or Manayunk

coming to Conshohocken to spend an

afternoon or have a nice dinner. | encourage the residents of
Gonshohocken to keep patronizing our local businesses as
well.

With our growth, the Borough Gouncil is working hard to
maintain a healthy infrastructure. Our Streetscape Program
continues on Fayette Street along with our annual roads
program
flow and parking, primarily on the avenues coming off of
Fayette Street. We are also working with West Conshohocken
and the state to resolve the challenges of the bridge crossing
We have upgraded the facilties at the Aield, planted trees on

Often times the best ideas come from the residents or
business people. Should you have an idea, suggestion,
comment, or question, please talk to any Councilperson or call
the Borough Offices.

Together we shall keep Conshohocken a great place to
live, work, and visit.

PaulMcConnell,
President, Conshohocken Borough Gouncil

The C:

EAC holds.

ENVIRONMENTAL ADVISORY COUNCIL
p o i .

h d hom
raise awareness and create actionable solutions.

To date, the EAC has issued an environmental survey, written articles on recyciing, represented the Borough in
L e e e e Conshy events. The board currenty consistsof two Gounci
d Anthor

ERenesk e o )

Manager Fran Marabella and residents Anthony Garcia, Gina Ricci, Chad Speicher, and Drew Maistosta serve on the EAC,

ny Tucci, Borough

..... EACs.
EAc web page at http://bit.ly/cnUHBD .

. Visitthe

Conshohocken newsletter

Public Meetings

At the public meetings, the following issues
were raised.

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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economic development
housing/neighborhood preservation
transportation/infrastructure
public safety/communication

Public meeting flyer

Economic Development

Parking near the businesses on Fayette
must be improved, and another parking
garage may be needed. An inventory
of soft sites — those that may come up for
development in the relatively near future —
should be inventoried so that the Borough
can proactively court desired development
for those locations. There should be better
design standards for infill development and
new proposals should consider the context
of the streetscape. It was noted that there
is no place to see live music in the Borough,
and it was suggested that maybe some
vacant buildings could house temporary
use strategies such as a theater or bowling.
The riverfront should be part of an overall
economic development plan and trail-based
commerce may be a good focus to consider
— Conshohocken should be able to capture
people at the beginning and end of their
cycling trips.

Housing & Neighborhood Preservation

There are drainage issues on some of the
new construction projects and the Code
Enforcement department should verify that
projects are being built according to plan.
It was also expressed that too many of the
older buildings in the borough are being
demolished.

Transportation & Infrastructure

The alley conditions should be improved,
which may allow for additional parking
— although it was noted that ownership
and maintenance of the alleys remains
a complicated issue.  Shared parking
opportunities should be explored; a
voluntary example already exists on
Fayette Street with the Flocco parking lot.
The Borough should map existing shared
parking sites, and the potential for where
this can be expanded. Discussions with
SEPTA should continue for an improved train
station. Additional congestion management
is needed along East and West Elm Streets,
Hector Street,and Fayette Street. Connections
to the riverfront must be improved.

Typical alley condition

e —r—— .——- - - s e .AI‘ |

Flocco’s shares its parking with restaurateurs in the evenings

15
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Public Safety & Communication

Members of Fire Company No. 2 requested
that property owners shovel around
hydrants, and that hydrant markers may
be helpful during the wintertime. As a
more general comment, it was noted that
streetscape beautification needs to be
balanced with functionality. The Borough
should be cognizant of where it places signs
on poles near corners so that the fire trucks
do not hit them. It was recommended that
social networking sites be used more to get
information out to property owners, and
that more mailing lists be developed.

Survey

To assess what items remain relevant from the
2002 plan that had not been completed, a
brief survey form was prepared and taken
to the public and stakeholder meetings.
The survey also asked respondents to write
down any other issues that would like to see
addressed in the update. Approximately
30 surveys were completed.

Respondentssupport advancing the following
actions from the 2002 plan:

e Develop home-grown businesses.

e Create a marketing program for
the borough’s businesses.

e Continue the building and
streetscape improvements along
Fayette Street.

o Prepare community design
standards for infill and major
renovations.

e Use the alley system and the ends
of unopened streets for additional
off-street parking.

e Work with SEPTA to improve the
train station area.

e Continue looking for ways to reduce
traffic congestion.

e Link the riverfront trails, downtown,
and the neighborhoods through
bike lanes and signage.

New issues that emerged as a result of the
survey include:

e Finding venues for the arts, whether
visual, music, or theater.

e Additional parking is needed
for the Fellowship House, and
undertaking capital projects there,
such as installing a kitchen, would
attract more catered events.

e Upgrades are needed at the parks,
including A&B Fields and Sutcliffe
Park.

e Elm Street and Hector Street may
be viable, walkable commercial
corridors.

e Reconsider whether any more large
residential complexes should be
constructed on the riverfront.

e Be proactive in deciding what
businesses should move on to
Fayette Street to ensure that
those uses support a walkable
environment.

While the Borough has completed, or is addressing, many of the action
items from the 2002 Revitalization Plan, some have not yet been completed.

PLEASE LET US KNOW IF YOU THINK THE FOLLOWING ARE OF LOW, MEDIUM OR HIGH PRIORITY

LOW  MEDIUM HIGH

[ I
[ I
[ I
[ I

HOUSING/NEIGHBORHOOD PRESERVATION LOW  MEDIUM HIGH

. Encourage the use and expansion of the Borough's alley system
for off-street parking. I:I I:I I:I

2. Identify unopened ends of public streets that may be used as
commu¥|iry ch,:rking lots. s Y I:I I:I I:I

w

b Pevelop_.ug;:rkilng permi|progrqm.fg:ergssidemiulneighborhoods I:I I:I I:I

. P ity desi {ards for new housin  housi
renovations that are appropriate for individual ne?ghborhoods. I:I I:I I:I

LOW MEDIUM HIGH

[ I

I
[ I

I
[ I

PUBLIC SAFETY/COMMUNICATION LOW  MEDIUM HIGH

1. Create an information kiosk in key locations such as in downtown
of n porks [ I

Public survey form

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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IV. THE PLAN UPDATE: Focus FOR THE NEXT DECADE

The Montgomery County  Community
Revitalization Program requires that four
topics be addressed in a revitalization plan
and any updates: Economic Development,
Housing, Transportation, and Public Safety.
In the 2002 plan and in this update,
Conshohocken has expanded on those
themes to address housing in the larger
context of neighborhood preservation and
to address communication, both internally
and externally. The issues identified, and
associated recommendations for future
action, result from prior plan review, existing
condition analysis, and the input gathered
during stakeholder interviews and public
meetings.

While the Borough achieved successes in
all areas since 2002, the focus of its efforts
had been on improving transportation-
related issues. Additional transportation
planning studies were undertaken that will
continue to guide the Borough for the next
several years. For this plan update, these
prior transportation plan recommendations
were reviewed and prioritized to support
the economic development, housing, and
public safety goals. One of the major tasks
undertaken as part of this plan update was
the completion of a market analysis that
examined retail, housing, and entertainment
needs. The full Market Analysis appears in
Appendix A, and a summary of this report
follows in Chapter 5.

SEPTA R6 Regional Rail line through Conshohocken

Economic Development

In the 2002 plan, the focus of the economic
development recommendations had been
on strengthening the connections between
the riverfront and downtown, developing
economic development strategies to enhance
the long-term viability and vitality of the
borough, attracting community-serving
businesses to the downtown, and increasing
the parking supply downtown. As a result
of recommendations in the plan, a parking
management plan was undertaken, and
the Borough continues making streetscape
improvements along Fayette Street. The
local businesses had tried operating a
shuttle between the riverfront and Fayette
Street, although this effort ultimately failed.
A Business Development Commission formed

Fayette Street businesses

17
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recently that is looking at developing a
marketing program for local businesses,
and it will examine how it wants to address
the mix of national and locally owned
businesses. It has already made significant
contributions with the development of a
business directory that is posted on the
Borough’s website, and with disseminating
a community-wide survey that seeks input
on the type of business environment that the
community desires.

Many of the current businesses have been in
Conshohocken for a long time, particularly
along Fayette Street, so it may not be
surprising that, until this plan update, the
Borough had not undertaken a market
study or established a formal plan to guide
commercial growth and address needs
within the market. Ultimately, the economic
development goals in this plan update are
much the same as those in the 2002 plan,
although the market analysis offers more
directed guidance to the Borough and
Commission for future action.

Flocco’s ¢. 1950s

Several issues should be addressed. For
example, with few commercial vacancies
there are limited opportunities to diversify
the business mix within the current commercial
zone; parking is limited; and because of the
borough’s increasing success and regional
access, it is becoming more desirable to
auto-oriented chain establishments, which
are in a better position to afford escalating
real estate and development costs. Fayette
Street lacks a strong identity, although it is
becoming more known among the college-

A new business on Fayette Street

Fayette Street businesses

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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FIGURE 3: Walking Distances Along Fayette Street from Train Station*

*based on 3.5 ft/sec average walking speed
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aged population for its restaurants and bars
—a development not embraced by all nearby
property owners.  Finally, development
along the waterfront is occurring without a
master plan. The nature of development
has changed over the years — moving from
office buildings at the western end to large
residential complexes mid-borough. While
Conshohocken has three trails —the Borough’s
walking trail, the Schuylkill River Trail, and
the Cross-County Trail — few other amenities,
such as restaurants or shops, exist along the
riverfront for the residents and workers.
The public access easements leading to the
riverfront are not particularly obvious to the
unfamiliar, and there is no signage to inform
trail users that downtown Conshohocken is
nearby.

The economic development recommendations
of this plan update are similar to those of
the 2002 plan but, with the benefit of the
market analysis and strong stakeholder
input, they are somewhat more directed.
Over the next decade, on issues related
to economic development, the Borough
should focus on branding and marketing
the assets of Conshohocken, increasing and
diversifying the retail supply, exploring
business assistance initiatives, and continuing
to strengthen the aesthetic qualities of
downtown. In addition, the Borough
should examine ways to encourage more
foot traffic along Fayette Street. Figure 3:
Walking Radius illustrates how walkable
the square mile of Conshohocken actually
is, although this reality must be improved
through signage, introducing more active
first floor retail along Fayette Street, and
developing other visual clues that draw
pedestrians from one place to the next.

Housing & Neighborhood Preservation

In the 2002 plan, the focus of the
housing and neighborhood preservation
recommendations had been on evaluating
and enhancing the condition of neighborhood
infrastructure, investigating ways to increase
the supply of parking in the neighborhoods,
exploring ways to improve the physical
appearance of the neighborhoods,
and enhancing opportunities for public
recreation and open space, especially
along the riverfront. Since the 2002 plan,
the Borough has completed a Park and
Recreation Plan and the Schuylkill River
Linkages Study. It continues multi-year fiscal
planning for infrastructure improvements,
is considering the expansion of the permit
parking program, and continues the
installation of angled parking to increase the

Angled parking

number of parking spaces, calm traffic, and
improve safety. While the Borough has not
created a neighborhood-based community
improvement program as recommended in
the plan, the Borough is evaluating whether
it wants to proceed with historic resources
protection and the feasibility of developing
a Traditional Neighborhood Development
Overlay district to guide new construction
in the neighborhoods. Figure 4: Historic
Resources illustrates the buildings identified
in the Borough’s 1989 Historic Resources
Survey, which would be re-evaluated
should the Borough proceed with protection
measures.

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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Several issues should be addressed in the
coming years. While Conshohocken has
a varied housing stock and a significant
amount of new residential construction,
there is a lack of affordable and senior
housing. In addition, the trend of tearing
down single-family houses not only affects
community character but often eliminates an
affordable housing opportunity for first-time
homebuyers. Infrastructure improvements
are needed throughout the borough:
sidewalks are deteriorated, stone curbs
need realignment, and the deep gutters
with steel plate covers remain a hazard.
Additional street lighting is needed in the
neighborhoods. A greater level of code
flexibility may be needed to encourage
rehabilitation before demolition, and
enhanced enforcement may be required
to ensure that developers are constructing
new residences in accordance with the
stormwater management  requirements.
Equipment upgrades are needed at local
parks, and more equipment is desired for
small children. A lack of clarity on who owns
the alleys presents regular maintenance
questions.

The housing and neighborhood preservation
recommendations of this plan update focus
on expanding opportunities for affordable
and senior housing, exploring ways to retain
and improve the unique housing stock of the
borough, examining ways to make green
and open space a priority, and developing
a master plan for the waterfront. Figure
5: Waterfront Development shows existing
development, recreational trails, and
development opportunities that remain
along the Schuylkill River in Conshohocken.

Example of housing whose character should be maintained

Current gutter condition

Transportation and Infrastructure

Transportation and infrastructure
recommendations in the 2002 plan
addressed mitigating traffic congestion,
improving the regional rail station, reducing
speeding and enhancing pedestrian
accessibility and safety, and establishing
a continuous and safe bicycle network.
Since the last plan, the Borough has
focused much of its effort on implementing
the transportation recommendations. For
example, a Transportation Committee was
formed, a Vision Plan for the Conshohocken
Train Station was developed, traffic
calming improvements were constructed,
and bike racks are being installed along
Fayette Street. The Borough continues its
efforts to calm traffic and ease congestion,
and improve the pedestrian experience.
Establishing a bicycle network throughout
the borough has not been addressed.

Sreetscape improvements along Fayette Street

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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CONSHOHOCKEN TRAIN STATION
vision plan

Conshohocken Train Station Vision Plan

The borough is well served by a variety of
modes of transportation, particularly by a
regional roadway system and train service.
Issues, of course, remain. Parking, as in
most communities, is a primary complaint,
as is congestion. Upgrades to the train
station, both in the short and long term,
are necessary. Speeding and cut-through
traffic are also cited as persisting problems.
Pedestrian and bicycle connections could
be strengthened to link the neighborhoods,
riverfront, and Fayette Street.

The transportation and infrastructure
recommendations in this plan update support
those of prior plans to improve connection
and mobility options for pedestrians, cyclists,
transit riders, and drivers, continue efforts
to relieve congestion and improve the
parking supply, and decipher the ownership
and maintenance of the alleys. Figure 6:
Potential Trafficand Parking Enhancements
and Figure 7: Preliminary Assessment
of Potential Bicycle Routes illustrate how
some of these recommendations may be
implemented.

Improvements include the curb bumpouts and crosswalks along Fayette Street

Current train station conditions

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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Public Safety and Communication

In the 2002 plan, public safety and
communication recommendations included
improving communication between the
borough and its residents. Since that plan,
the Borough’s website has been improved
and the newsletter is being published
again. A calendar of events is posted on
the website. A grant application has been
submitted for wayfinding signage and an
information kiosk to be placed in a key
location.

Conshohocken is a safe community, so
the recommendations in the plan update
focus on the needs of the public safety
departments when planning for future
infrastructure and safety improvements and
to continue improving the communication
between the Borough and property owners,
as well as among the Borough’s committees
and commissions.

> BOROUGH OF
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Nationwide Medication Takeback Event

—Arind Town—
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Summer 2010 A SEMI-ANNU

JAL COMMUNITY NEWSLETTER Volume 1

A MESSAGE FROM COUNCIL PRESIDENT PAUL McCONNELL

The Borough of Conshohocken welcomes back a
newsletter!

We hope you find this newsletier informative and
interesting. Keep in mind that the Borough pays nothing for
the newsletter. Content in this newsletter is contributed by its
authors. Joseph Collins has volunteered as the newsletters
editor. The costs of design, printing and distribution are
covered by the advertisers. So please give a thank youto the
contributors and the editor when you see them. And please
patronize the businesses that support this newsletter and
Conshohockenn general.

strong when its residents and
businesses offer their talents and time on its behall. Since |
have joined council, | have been impressed by the number of
citizens who volunteer their time and services to the Borough.
These volunteers include firefighters, those who serve on
Boards, Commissions and Authorites, those who have joined
our newly formed Environmental Action Committee and
Business Advisory Committee, those who reinvigorated the
Shade Tree Gommission, and those who help with everything
from our website to the Farmer's Market. They also include
everyone raising funds for the July 4th celebration, and
everyone making the Car Show, Fun Fest, and other events in
CGonshohocken possible. If I continued listing those who give
back to the community then the newsletter would need a few
extra pages. On behalf of everyone in Conshohocken, | say
thank you tothose who volunteer.
mix of residents and businesses. On the residential side, this
year Gonshohocken is welcoming some significant growth,

primarily down by the river. As you meet
some of the new residents, please say
hello andtell them about what you ke in
Gonshohocken. On the business side,
we continue 1o have a strong business
base, in addition to being a destination
spot for restaurants, nightife, and retail,
It is nice to hear of friends I have in
places like King of Prussia or Manayunk
coming to Gonshohocken to spend an
afternoon or have a nice dinner. | encourage the residents of
Gonshohocken to keep patronizing our local businesses as
well
With our growth, the Borough Gouncil is working hard to
maintain a healthy infrastructure. Our Streetscape Program
continues on Fayette Street along with our annual roads
program
flow and parking, primarily on the avenues coming off of

Fayette Street. We are also working with West Conshohocken
and the state to resolve the challenges of the bridge crossing
We have upgraded the faciliies at the A-field, planted trees on

Often times the best ideas come from the residents or
business people. Should you have an idea, suggestion,
comment, or question, please talk to any Councilperson or call
the Borough Offices.

Together we shall keep Conshohocken a great place to
live, work, and visit.

PaulMcConnell,
President, Conshohocken Borough Gouncil

ENVIRONMENTAL ADVISORY COUNCIL

The G

monthly meetings which are open to the public in the Borough Hall.
h ciing in b

. The EA

raise awareness and create actionable solutions.

Members,

To date, the EAC has issued an environmental survey,
environmental seminars, and has/will have booths at upcoming Conshy events. The board currently consists of two Council

The

written articles on recycling, represented the Borough in

Currently there is one vacant position on the EAC.

Manager Fran Marabella and residents Anthony Garcia, Gina Ricci, Chad Speicher, and Drew Malatesta serve on the EAC.

McGonnell, and Anthony Tucci, Borough

EACs. The C

Other towns ks
EACweb page athttp://bitly/cnUHED .
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V. SUMMARY OF MARKET ANALYSIS

Until this plan update, the Borough of
Conshohocken had never undertaken a
market analysis or prepared a formal plan
for commercial growth. Having focused much
of its efforts on improving the transportation
issues in the borough since the 2002 plan, the
focus of the next decade should be on the
branding and marketing of the borough’s
assets, diversification of the retail supply
while supporting existing enterprises, and
ensuring that Fayette Street remains viable
and offers a pleasant and safe pedestrian
experience. The full Market Analysis is
attached as Appendix A.

Retail Market

The retail trade area was defined as the
two Census tracts that cover Conshohocken,
as well as 13 Census blocks in Whitemarsh
Township just east of the Borough near the

Spring Mill rail station (Figure 8: Market
Study Trade Area). This part of the study
focused primarily on retail stores engaged
in selling merchandise for personal and/or
household consumption and on establishments
that render services incidental to the sale of
these goods. Establishments were classified
by type of business according to the principal
lines of merchandise sold, the usual trade
designation, estimated square footage, and
the level of sales. Most of the retailing in
the trade area is on Fayette Street between
Elm Street and Third Avenue.

Using data as current as September 2009,
the borough had 84 retail businesses
occupying approximately 216,000 square
feet, including a mix of national and retail
chains as well as independent entrepreneurs.
Most of these are considered community-
serving stores, meaning those that meet
the needs of nearby residents, such as

Table 2: Estimated 2010 Retail Store Performance — Conshohocken Trade Area Retailers

Retail Category # of Stores S.F. GLA Sales ($000)
Community-Serving Goods/Services 64,800 $24,720
Full-Service Restaurants 26,000 $8,569
Department Stores 0 $0

Apparel 4,500 $--

Other Specialty Goods 1,800 $--

Home Furnishings 10,500 $1,480
Other Retail Stores 2,000 $--

Total 109,600 $37,009

Urban Partners 9/2010

Table 3: Population and Income — Conshohocken Retail Trade Area

Municipality 2009 Pop. Est. | 2010 Per Cap. Income Est. | 2010 Total Income
Conshohocken 8,456 $245,192,826
Whitemarsh Blocks 357 $10,338,873

Total 8,813 $255,531,699

U.S. Census Bureau, Urban Partners

CONSHOHOCKEN REVITALIZATION PLAN UPDATE
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convenience stores, drug stores, restaurants,
hair salons, and dry cleaners. The largest
sales of this type are attributed to limited-
service restaurants, such as pizza parlors
and hoagie shops. In total, 41 businesses
provided community-serving goods and
services, occupying 58% of all store space
and generating 67% of all sales in the
trade area.

The study calculated that in 2010, the trade
ared’s population will spend approximately
$111 million on retail goods and services,
most of which will be spent on community-
serving goods and services, home furnishings
and improvements, and specialty goods.
Employees in the borough will contribute
an additional $23 million in spending on
retail goods and services, primarily on
community-serving goods and services, full-
service restaurants, and home furnishings
and improvements.

The resulting analysis reveals that the
total retail demand for the trade area is
approximately $134 million, with the highest
portion of the demand being community-
serving goods and services; however, the
analysis also identifies approximately $101
million dollars in retail potential or unmet
demand, most of which is in the community-
serving goods and services category. To
fulfill this demand, the total appropriate and
reasonable new retail space in the trade
area is approximately 133,000 square feet
occupying a total of approximately 50 new
stores, depending on store size. Examples
of the most appropriate types of businesses
that the Borough should pursue include, but
are not limited to: a grocery store, jewelry
stores, clothing stores, gift stores, florists,
and home furnishing stores.

Table 4: Total Retail Demand and Development Potential — Conshohocken Trade Area

Reasonable
2010 Estimated Retail Sales Total  Unmet Retail Retail Opportunities
Conshohocken Area Stores Demand Demand e (SF) Fi nshohocken (SF
TOTAL RETAIL DEMAND ($000) $37,009 $134,364 $101,204
COMMUNITY-SERVING GOODS & SERVICES $24,720 57,921 37,050 90,915
Supermarkets, Grocery Stores 16,899 16,899 35,000 ,
Convenience Stores $1,750 $5,132 $3,382 6,764 6,000
Meat Stores $209 $209
Fish Stores $50 $50
Fruit & Vegetables $101 $101
Bakeries $450 43
Candy & Nuts $1,600 59
Other Speciality Foods 59 59
Liquor & Beer Distributors $1,000 $1,091 91
Drug Stores/Pharmacies $11,200 $12,862 $1,662
Cosmetics, Beauty Supplies, & Perfume %576 576 1,921 2,000
Health Food Supplements 455 455 1,517 1,000
Limited-Service Restaurants 4,400 $9,178 $4,778 13,652 10,000
Bars and Lounges 1,850 $99
Dollar Stores & Other General Merchandise Stores %1 ,185 %1 ,185 6,582 6,000
Jewelry Stores 2,414 2,414 6,897 4,000
Optical Stores 2839 %839 2,796 2,000
Newsstands 111 111
Video Stores $88 $88
Gift, Novelty, Souvenir Stores 1,891 1,891 6,752 6,000
Hardware Stores 150 1,774 1,624 6,767 6,000
Florists 220 855 $635 2,267 2,000
Hair Salons 800 580
Laundries; Dry Cleaning $1,300 479
FULL-SERVICE RESTAURANTS $8,569 $9,112 $543 1,697 D
DEPARTMENT STORES $12,725 $12,725 >
Full-Service Department Stores $3,961 $3,961
Discount Department Stores 5,349 25,349
Warehouse Clubs 3,415 3,415
APPAREL $1,300 $15,187 $13,887 46,188 < 24,000 >
Men’s Clothin 1,286 1,286 4,020 y
Women's Clothing $200 3,555 3,355 11,182 4,000
Children’s Clothing $605 $605 1,890 2,000
Family Clothing $5,842 $5,842 19,472 8,000
Clothing Accessories 278 278 993 1,000
Other Clothing 943 943 3,367 3,000
Shoe Stores $1,100 $2,679 $1,579 263 3,000

Urban Partners 9/2010
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Sales Housing and Rental Market

The study examined all new and resale
owner-occupied housing in  both of
Conshohocken’s Census tracts to capture a
maximum variety of comparable properties.
The analysis also examined prior sale
trends as well as housing currently on the
market. Between 2008 and 2010, 256
owner-occupied sales transactions occurred.
The total Borough median sales price during
that time was $250,250. While the median
sales price in the northern and southern
Census tracts were similar ($255,000 and
249,990, respectively), the northern tract’s
prices increased by approximately 5%
during that time whereas the southern tract’s
prices decreased by approximately 20%.
During the two-year period, of 279 houses
sold, only 23 were transactions made by
investors.

Table 5: Unit Types at the Grande at Riverview

New housing sales have slowed over the
past five years in line with national real
estate trends. Currently, the only built
new construction housing options for sale
in the borough are the recently completed
condominiums at The Grande at Riverview
on West Elm Street. By contrast, resale
housing is much more available. As of
January 2011, approximately 70 single-
family houses were for sale. The most
expensive houses range from $150 to $200
per square foot, and the older houses are
often renovated. It also became apparent
that the smaller the house, the higher the
price per square footage, which is common
in most markets. [UP slides 10,11, 12]

Census data provided a snapshot of rental
market conditions in the borough showing
that the number of units increased by 9%
between 1990 and 2000 —or approximately

Chanticleer 781 1 ] $174,990 $224
Dresher 858 1 1 $194,990 $227
Independence 1,179 2 2 $239,990 $204
Keswick 1,281 2 2 $244,990 $191
Independence w/Loft | 1,361 2 2 $249,990 $184
Liberty 1,302 2 2 $254,990 $196
Mifflin 1,420 2 2 $264990 | $187
Keswick w/Loft 1,545 2 2 $269,990 $175
drhorton.com, Urban Partners
Table 6: Highest-Priced Current Listings in Conshohocken

Location Square Feet (SF) Year Built | Price Price/SE
1108 Fayette St 3,860 1925 $619,000 $160
432 E. Hector St. 2,100 2009 $475,000 $226
214 Maple St. 2,466 1920 $450,000 $182
320 E 7th Ave, 3,508 2007 $437,000 $125
359 Spring Mill Ave 2,520 1920 $400,000 $159
407 E. Hector St. 2,200 2007 $386,900 $176
621 Hallowell St. 2,150 2010 $379,900 $177
410 W, 5th Ave 2,016 2001 $379,900 $188
220 E. 10th Ave. 2,270 2007 $369,900 $163
222 E. Hector St. 2,816 1875 $339,900 $121

zillow.com, Urban Partners
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Table 7: Lowest-Priced Current Listings in Conshohocken, 1/2011

Location Square Feet (SF) | Year Built | Price Price/SE
215 W. 3rd Ave. #7 1,000 1985 $175,000 $175
801 Jones St. 1,025 1954 $180,000 $176
431 E. 9th Ave 1,088 1950 $189,500 $174
331 W. Elm St. 1,200 1925 $199,000 $166
200 W, Elm St. 1109 708 2007 $199,200 $282
230 W, 3rd Ave. 1,696 1930 $199,200 $118
536 E. Hector St 1,163 1928 $199,900 $172
200 W. Elm St. Unit 858 2007 $199,200 $233
200 W, Elm St, 1324 728 2007 $210,000 $288
358 E. 6th Ave 1,212 1851 $210,000 $173

zillow.com, Urban Partners

39% of all occupied housing units in the
borough It should be noted, however, that a
significant amount of rental construction has
occurred since 2000 making the Census data
fairly obsolete. Major rental complexes
constructed recently include Riverwalk and
Londonbury, both along the waterfront.

A variety of rental options are located
throughout the borough in terms of price,
size, and amenities. Rental prices are mostly
impacted by age or degree of renovation.
The highest rents, outside of the new
waterfront complexes, are commanded by
two-bedroom units at approximately $1,667
per month, but very little is available in the
borough for less than $1,000 per month.

The demand for market-rate sales housing is
high, and the market can command relatively
high prices owning to the borough’s desirable
location and amenities. Resale houses are
commanding similar prices as seen in new
construction. These housing realities suggest
that the Borough should explore opportunities
to expand affordable housing options.
More housing options for senior citizens are
needed. Rental housing is attracting young
professionals with disposable incomes -
and many are choosing the new waterfront
complexes. It should be noted, however, that
Riverwalk and Londonbury are only about
three-quarters occupied. Before permitting
the construction of additional units, the
Borough should allow the current supply to
increase in occupancy, particularly given the
challenging real estate climate today.

Table 8: Average Rents, 1/2011

| #of Bedrooms | AverageRent |
1 $1,450
2 $1,667
3 $1,604
4 $1,159

Urban Partners

Table 9: Rental Complex Prices

Londonbury at [ 1 BR | $1,275 - $1,705
Millennium
78% leased 2BR | $1,755 - $2,250
Riverwalkat |1 BR | $1,375- $1,755
Millennium
75% leased 2 BR | $1,699 - $2,060

Lodonbury at Millennium
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Entertainment Market

The study examined the potential for
movie theaters, a bowling center, and live/
performing theater. With approximately
50 movie screens within a five-mile radius,
this market is saturated. Bowling centers
are emerging as popular destinations, and
there are two within a five-mile radius.
While it appears that the Borough could
support a small bowling center, the facility
would require at least 20,000 sf and 100
parking spaces thereby making it difficult
to find an available location in the Borough.
Several examples of live/performing
theaters exist in Montgomery County, and
all exist in dense, traditional communities
such as Conshohocken. However, these
venues are difficult to open and expensive
to operate. Instead of opening a stand-
alone theater, it is recommended that this
type of entertainment be offered in existing
venues such as a café.

33

V. summary of market analysis \Q



VI. VISION STATEMENT AND GOALS

A vision statement defines a purpose in terms of values and guiding beliefs rather than the bottom
line measurements afforded by goals and strategies. The vision should offer direction about
expectations and inspire a spirit of cooperation among the many actors who share in working
toward that common purpose. The vision statement for Conshohocken addresses the major issues
in the Revitalization Plan Update, and the recommended goals and strategies of the action plan
support this vision.

The Vision Statement for Conshohocken

As a result of well-planned land use actions, Conshohocken offers a variety
of housing types and protects its natural and built resources while fostering
avibrant quality of life. Historicresources are protected and celebrated; new
construction reflects and contributes to the strong architectural features of
its surroundings. Conshohocken is known for its clear connectivity to well-
maintained, accessible open space and recreation areas, but particularly
for its vibrant waterfront that hosts seasonal community events centered
on the borough’s history and premier status as a trail and river town.
lts well-balanced regional transportation network creates a dynamic,
receptive, convenient, and walkable business environment. Conshohocken
is a progressive, action-oriented municipality with an informed and
engaged citizenry that inspires public officials to strive for visionary and
responsive solutions. The Borough acts as a regional leader by nurturing
and maintaining existing partnerships while developing new relationships
to maximize the use of limited resources.

The photos on the next few pages show some examples of how other communities have addressed
their economic development, housing, transportation, and safety goals in ways that Conshohocken
may wish to consider.
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Economic Development Goals

Explore avenues for branding,
marketing, and celebrating the assets
of Conshohocken.

Increase and diversify the Borough’s
retail supply.

Ensure that Fayette Street remains a
viable pedestrian-oriented commercial
corridor with ample foot traffic.

Enhance the viability of the Borough’s
existing commercial entities through
business assistance initiatives.

Strengthen the identity of
Conshohocken’s downtown through
aesthetic improvements.

Pedestrian-oriented commercial infill in Sacramento, CA
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Housing & Neighborhood Preservation Goals

” el e iy
6. Expand the opportunities for 3 F e e
L] uffordub|e (]nd Senior hOUSing First Suburbs Consortium Housing Initiative P 1 ¢
throughout Conshohocken to TWO -FAMI L] E S
strengthen inclusivity of different e

populations and diversity of housing
options.

7. Explore ways fo retain and improve
* the unique housing stock that gives
rise to the identity of Conshohocken.

Innovative urban design & neighborhood improvement guidelines for Cleveland, OH

8. Make green and open space a priority.
* Continue exploring opportunities to
add green space and other types of
communal open space throughout
Conshohocken.

Q. Develop a master plan for the
waterfront that protects this resource,
particularly as the Borough continues
to address future development of, and
connections to and from, this unique
asset.

soss
0050
P00

e

Wayfinding trail signage in Melbourne, Astraliu Infill residential in Robbinsville, NJ
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Transportation & Infrastructure Goals Public Safety & Communication Goals

1. Improve connections and mobility 1. Consider the needs of public safety
options for all forms of travel departments when planning for future
throughout Conshohocken: for infrastructure improvements.
pedestrians, cyclists, transit riders, and
drivers. 2. !mprove and enhance communication

* between the Borough and property

2. Continue investigating ways in which owners and among the Borough’s

* 1o relieve congestion and improve Committees and Commissions.
the parking supply throughout
Conshohocken.

3. CEvaluate and enhance the condition
* of neighborhood infrastructure
with a long-term plan for cyclical
maintenance and responsibility for
common elements, such as sidewalks
and curbs.

4. Decipher the ownership of alleys
and establish a written policy that
supports how they will be used and
maintained.

“Don’t Block the Box” signs in Philadelphia, PA Safety/artistic lighting for trails on Albert Dock in Liverpool, England

B!
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Vil. ACTION PLAN

The following action plan, which is presented in a
table, has been developed through evaluating the
recommendations made in prior plans undertaken
by the Borough and from input received during
the public involvement process, including meetings
with the Revitalization Task Force, stakeholder
interviews, surveys, and public meetings.

The table is organized by the four major topics
of the plan: Economic Development, Housing
and Neighborhood Preservation, Transportation
and Infrastructure, and Public Safety and
Communication. Each action is designated as high,
medium, or low priority, and the implementers
are identified. An approximate cost estimate
and potential funding sources are also provided.

Implementers, in nearly all cases, include
Borough staff with support from the appropriate
Commission or Committee. In some cases,
implementers may also include private entities,
such as Fellowship House, realtors, or developers.
Generally speaking, it is assumed that Borough
staff time will be used for grant writing, project
management, and consultant coordination and
oversight. The Commissions or Committees will
offer volunteer labor such as research, inventory,
and outreach.

The County’s program requires that all actions be
prioritized as high, medium, or low. For this
update, high priority actions are those related
to improving connectivity among the riverfront,
downtown, and the neighborhoods, as well as
actions that strengthen or protect the identity of
the downtown and the neighborhoods. Some
of these high-priority action items are already
underway. Medium priority action items are those
items that can wait, either because the personnel
or funding resources are not yet available or
more research or groundwork is needed. Low
priority items are not unimportant, as they, too,
were identified during the public process as
a need. However, those items may either be
largely established and need less staff attention,
require attention primarily from volunteer groups,
such as members of the Borough’s Commissions or
committees, or are those that simply can wait that
much longer to support the associated goal.

For the purposes of grant writing, cost estimates
were divided info two categories: Borough/
Consultant and Volunteer Committee.  The
Borough/Consultant category includes the costs of
paid Borough staff time, the time of a consultant,

and where applicable, other types of labor. The
Volunteer Committee category includes the time
donated by Committee members, Commissioners,
or other volunteer labor that may be counted
toward in-kind matches from the Borough.

Cost estimates in all cases are approximate
and do not account for inflation. When pursuing
an action item, the cost estimate should be re-
evaluated and adjusted accordingly. Table
8: Funding Opportunities, which follows the
action plan, illustrates what types of projects
are supported by current funding programs. It
should be noted that some programs may be
discontinued and new ones may be created.

Implementers: BDC=Business Development
Commission; CPC=Planning Commission;
EAC=Environmental Action Commission; PRC=Parks
& Recreation Commission; PWC=Public Works
Committee; STC=Shade Tree Commission;
TPC=Transportation & Parking Committee

Priority: High; Medium; Low

Cost Estimate: B=Borough staff; V=Volunteer
members of Committees and/or Commissions or
others; C=Consultants and /or Contractors

Funding Sources: State/Regional:
CAT=Community Action Team; CBD=Community
and Business Development; CDBG=Community
Development Block Grant; CCE=Community
Conservation and Employment; CRP=Community
Revitalization; CCH=Core Communities Housing;
EAP=Economic Advancement; ESP=EIm Street;
ERRT=Emergency Respondents and Training;
GG=Growing Greener; HOME=Home
Investment Partnership; HSSR=Hometown
Streets and Safe Routes; HRA=Housing
Redevelopment Assistance; MSP = Main Street;
NRI=Neighborhood Revitalization Initiative;
PHMC = PA Historical & Museum; PCTI = PA
Community Transportation Initiative; PIB=PA
Infrastructure Bank; R&R=Renovate and Repair;
TCSP=Transportation Community & System
Preservation; TCDI=Transportation & Community
Development Initiative; TE = Transportation
Enhancements; UDP=Urban Development Program;
County: Act 137=Affordable Housing Trust; GF/
GT=Green Fields Green Towns; MCCR=MontCo
Community Revitalization; Private: IKS=In-Kind
Service; BO=Business Owner(s)
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Cost Estimate
ECONOMIC DEVELOPMENT GOALS AND ACTIONS Implementers | Priorit Sourens
P Y Borough/ Volunteer Sources
Consvultant Committee
Borough, BDC High $50,000
Develop custom wayfinding signage to be placed along the riverfront, Fayette Street, and in the neighborhoods to link these assets. The estimate
a. | assumes the cost for the design, planning, engineering, and installation of 30 signs. The estimated cost is subject to adjustment based on final Borough High $50,000 N/A
design complexity, graphics, and ornamentation. Borough,
Develop an information kiosk for installation in 3 strategic locations, such as in downtown, along the riverfront, or in Marywood Park, to serve the T,
- . - - . . . . . . . . . CBD, CRP,
b. | residents, business owners, and visitors to the borough. The cost estimate includes design, planning, engineering, and installation. The estimated cost Borough High $25,000 N/A EAP. ESP
is subject to adjustment based on final design complexity, graphics, and ornamentation. HSSF\; Msig
. Continue working with private developers to construct a boat house and other river-related amenities on the Borough’s riverfront property that will Borough, ot Staff time as N/A MCCR, PCTI,
" | benefit all types of users. private < needed GF/GT
d. Establish cm. annual river-related pronfoﬁonal ever.ﬂ to market the borc:)ug.h as a river town during p?ak seas.ons or indoor rowing competitions at BDC, private Low $25,000 $20,000
local gyms in the off season. Work with a marketing consultant to assist in development and execution of this task.
Explore the feasibility of expanding the bicycle network and continue installing bike racks in strategic locations along those routes throughout the
e. | borough on an as-needed basis. The cost estimate assumes that the Borough Engineer will identify appropriate locations for approximately 50 Borough, TPC Low $30,000 N/A
additional bike racks to be installed by Borough staff.
Borough, BDC Medium N/A $2,000
Staff time as Hereli,
a. | For events along the riverfront, work with building owners to make additional parking available, as needed, to participants. Borough Medium needed N/A developers,
CBD, CCE
Undertake an inventory of vacant properties. Explore temporary use strategies or events in or on vacant properties, such as those associated with E:AP '
b. . , . . . BDC Low N/A $2,000
the Pop-Up City movement (eg, Cleveland’s Bazaar Bizarre or Pop Up Dog Park; the traveling yard sale in West Conshohocken).
BDC,
c. | Consider establishing a movie night at Fellowship House, which could serve as a fundraising event for this community asset. Fellowship Low N/A $2,000
Staff time as
2
Borough, BDC Low eeded $2,000
Borough,
Consider establishing a Business Improvement District (BID) and/or Main Street Program centered on the Fayette Street commercial core. Review the Staff time as CBD,
a. | County Planning Commission’s resources about successful Main Streets; research other local municipalities with successful programs to identity lessons Borough Medium $5,000
. - needed
learned; and reach out to the PA Downtown Center, of which Conshohocken is a member.
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Cost Estimate
.. Fundi
ECONOMIC DEVELOPMENT GOALS AND ACTIONS Implementers | Priority | Borough/ | Volunteer |  Sources
Consultant Committee
Borough, CAT,
CBD, CCE,
Borough Medium $85,000 N/A EAP, ESP, MSP,
PCTI, TCDI,
GG, MCCR
Borough, BDC Medium $70,000 N/A Borough, CBD
. Borough,
Borough, BDC Low S*f:;:; “ 1 $2,000 CBD, CCE,
AP BO

Staff time as

Borough, BDC High ceded $2,000
Borough, CAT,
Borough Medium $15,000 N/A CBD, CCE,
EAP
. Borough, CAT,
Borough, BDC Low SEUILCIEY $2,000 CBD, CCE,

needed EAP

Implementers: BDC=Business Development Commission; CPC=Planning Commission; EAC=Environmental Action Commission; PRC=Parks & Recreation Commission; PWC=Public Works Committee; STC=Shade Tree Commission;
TPC=Transportation & Parking Committee

Timeframe: Short=0 - 2 years; Medium=3 - 5 years; Long= 6 - 10 years

Cost Estimate: B=Borough staff; V=Volunteer members of Committees and/or Commissions or others; C=Consultants and /or Contractors

Funding Sources: State/Regional: CAT=Community Action Team; CBD=Community and Business Development; CDBG=Community Development Block Grant; CCE=Community Conservation and Employment; CRP=Community
Revitalization; CCH=Core Communities Housing; EAP=Economic Advancement; ESP=EIm Street; ERRT=Emergency Respondents and Training; GG=Growing Greener; HOME=Home Investment Partnership; HSSR=Hometown Streets
and Safe Routes; HRA=Housing Redevelopment Assistance; MSP = Main Street; NRI=Neighborhood Revitalization Initiative; PHMC = PA Historical & Museum; PCTlI = PA Community Transportation Initiative; PIB=PA Infrastructure
Bank; R&R=Renovate and Repair; TCSP=Transportation Community & System Preservation; TCDI=Transportation & Community Development Initiative; TE = Transportation Enhancements; UDP=Urban Development Program; County:
Act 137=Affordable Housing Trust; GF/GT=Green Fields Green Towns; MCCR=MontCo Community Revitalization; Private: IKS=In-Kind Service; BO=Business Owner(s)
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ECONOMIC DEVELOPMENT GOALS AND ACTIONS

Implementers

Borough

Priority

High

Cost Estimate

Borough/
Consultant

$40,000

Volunteer
Committee

N/A

Funding
Sources

Borough, CRP,
ESP, MSP,
MCCR

Borough, STC,
BDC, EAC

Medium

$10,000

N/A

Borough,
CBD, CCE,
CRP, EAP, ESP,
MSP, PCTI, TE,
Treevitalize,
UDP, GF/GT,
MCCR

Borough,
BDC, private

Low

$15,000

$15,000

$2,000

Borough

/

y
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Cost Estimate

HOUSING AND NEIGHBORHOOD PRESERVATION GOALS AND ACTIONS Implementers | Priorit g
P Y Borough/ Volunteer Sources
Consultant | Committee
. .
Borough High See 6 See 6
a-e a-e
. o et - . . Staff Time
a. | Establish greater code flexibility for older buildings to ensure that they are retrofitted rather than demolished. Borough, CPC Medium as needed N/A
b, Consider.qdop'ring a Traditional Neighbc?rho.od Development overlay and associ.oted archi'rec'rw:al ?uidelines to dccommo?lq're.r.ehabili'raﬁon and new Borough, CPC Medium $50,000 N/A
construction projects. The overlay and guidelines would be prepared by a planning consultant with input from the Borough'’s solicitor. Borough,
Consider adoption of a historic preservation ordinance. Work with a historic preservation professional to identify locally significant properties of historic ESP, MSP,
c. | importance and prepare the support materials, developing a policy on tear-downs, and the ordinance. This task would require review and comment by Borough, CPC Medium $50,000 N/A R&R, MCCR,
the Borough’s solicitor. PHMC
Undertake a building typology study with cost estimates to determine how existing buildings may be best retrofitted, rather than demolished, to maintain
d. | the continuity and character of the borough’s neighborhoods. This study could work for all segments of the population, but may be particularly beneficial Borough, CPC Medium $50,000 N/A
for retaining young families with kids and addressing the housing needs of senior and affordable housing populations.
o Using s'rc-xff, volunteer, an.d .mark‘e'ring consultant 'rime,.sponso‘r events to educate pr?per'ry owners cTn f::ffordqble ways to rehabilitate, repair, and Borough Low $15,000 N/A
weatherize the older buildings in ways that are consistent with the style and materials of those buildings.
Borough,
CDBG, CRP,
HOME,
Borough Medium $10,000 N/A CCH, GG,
HRA, PHFA,
LIHTC, NRI,
PennHOMES,

Implementers:
TPC=Transportation & Parking Committee

Timeframe: Short=0 - 2 years; Medium=3 - 5 years; Long= 6 - 10 years

Cost Estimate: B=Borough staff; V=Volunteer members of Committees and/or Commissions or others; C=Consultants and /or Contractors

BDC=Business Development Commission; CPC=Planning Commission; EAC=Environmental Action Commission; PRC=Parks & Recreation Commission; PWC=Public Works Committee; STC=Shade Tree Commission;

Funding Sources: State/Regional: CAT=Community Action Team; CBD=Community and Business Development; CDBG=Community Development Block Grant; CCE=Community Conservation and Employment; CRP=Community
Revitalization; CCH=Core Communities Housing; EAP=Economic Advancement; ESP=EIm Street; ERRT=Emergency Respondents and Training; GG=Growing Greener; HOME=Home Investment Partnership; HSSR=Hometown Streets
and Safe Routes; HRA=Housing Redevelopment Assistance; MSP = Main Street; NRI=Neighborhood Revitalization Initiative; PHMC = PA Historical & Museum; PCTlI = PA Community Transportation Initiative; PIB=PA Infrastructure
Bank; R&R=Renovate and Repair; TCSP=Transportation Community & System Preservation; TCDI=Transportation & Community Development Initiative; TE = Transportation Enhancements; UDP=Urban Development Program; County:
Act 137=Affordable Housing Trust; GF/GT=Green Fields Green Towns; MCCR=MontCo Community Revitalization; Private: IKS=In-Kind Service; BO=Business Owner(s)
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Cost Estimate

Funding
Volunteer Sources
Committee

Implementers Priority

HOUSING AND NEIGHBORHOOD PRESERVATION GOALS AND ACTIONS

Borough/
Consultant

. Borough
Borough, PRC High $10,000 $5,000 o gT'
Borough, STC, . Staff time
PRC Medium as needed LA
a Continue ’rhe‘ street tree planting program throughout neighborhoods. This estimate includes the annual cost of planting 25 trees and the research for Borough, STC, High $12,400 $2,000
other greening efforts. EAC
b, Est‘ablish volunteer orgqnizq’rio‘n(s)‘ to assist the Borough in maintenance of green space and community amenities, s?uch ?S a regularly scheduled, Borough, PRC Medium Staff time $2,000 B°2:72,'TTE'
neighborhood-based, community improvement program for clean-up/green-up events and/or a volunteer park friends’ group. as needed
« " . . . . X Borough, STC, X Staff time
c. | Explore other “green street” solutions, such as stormwater planters, rain gardens, and curb extensions for additional plantings. Medium $4,000
EAC as needed
d. IInvestlgate where to .cons’rruct adcill‘honql communn‘y‘qmenmes such as a dog park, community garden, or other somewhat active, communal open spaces. Borough, PRC Low $2,400 $2,000
Investigate best practices for the siting and construction of dog parks.

Borough,

CPC, EAC High $75,000 N/A
. . . . . oD . Staff time
d. | In accordance with the Redevelopment Plan, work with private developers to complete the walking trail along the bank of the Schuylkill River. Borough, PRC High as needed N/A
b, Convene a roundtable of experts in riverfront planning, ‘stormwafer marquemen’r, and ‘ncn‘ural resource Protecﬁon to advise the Borough in its planning Borough, Medium $20,000 $5,000 Borough,
efforts. The Borough would use staff, Waterfront Committee, and planning consultant time to plan for this event. CPC, EAC CBD. CCE
. Wc?rk with the County on the design and installation of wayfinding signage and lighting along the Schuylkill River and Cross-County Trails and from the Borough Medium Staff time N/A EAP, ,MCCIIQ
trails to Fayette Street. as needed
d. | Study the feasibility for riverfront access west of the Matsonford Bridge. This study would be prepared by a transportation engineering consultant. Borough Low $75,000 N/A
Work with Plymouth Township, West Conshohocken Borough, Whitemarsh Township, and Lower Merion Township to establish connections adjacent to and
6 B h, CP L 2,4 2
€ | across from the Schuylkill River for assets such as the proposed West Schuylkill River Trail. orough, CPC o AL AU

Staff time Volunteer
e " needed time as Borough
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TRANSPORTATION AND INFRASTRUCTURE GOALS AND ACTIONS

Implementers

Borough

Priority

High

Cost Estimate

Borough/
Consultant

See 10.1
a-f

Volunteer
Committee

See 10.1
a-f

Improve the pedestrian safety conditions, and overall pedestrian experience, along Matsonford Bridge. The Borough will work with it Engineer, PennDOT, and the .

a. o . . . - - . . . Borough High $5,000 N/A
County to identify ways in which to improve conditions. In addition the Borough would apply for funding to address this action.

b. | Inventory sidewalk and curb conditions leading to neighborhood parks and recreation facilities and to the riverfront. Borough, PRC Medium $7,000 $2,000
Install new, or replace as needed, faded crosswalks. Borough staff will address this task on an as-needed basis, and the estimate assumes the cost to install the

c. . Borough Low $15,000 N/A
street print for 1 crosswalk, such as those along Fayette Street.
As part of the marketing study to brand the Borough as a trail and river town, assess the potential for major bicycle routes among neighborhood parks, to
recreation facilities, and to the riverfront. Document where amenities, such as bike racks and signage, should be installed. Examine the potential for making Harry | Borough, TPC, .

d. . . . . . . . . High $30,000 N/A
Street a more pedestrian friendly connector to the riverfront. This portion of the study will be prepared by a transportation engineering consultant. See Task 1.1. PRC
for the estimated cost of the market study.

e. | Work with the Borough Engineer to undertake an analysis for the installation of more pedestrian lighting throughout the Borough. Explore the use of solar fixtures. Borough Low $25,000 N/A

Funding
Sources

Borough,
CDBG,
CRP,
HSSR,
PCTI,
TCSP,
TCDI, TE,
MCCR

Implementers: BDC=Business Development Commission; CPC=Planning Commission; EAC=Environmental Action Commission; PRC=Parks & Recreation Commission; PWC=Public Works Committee; STC=Shade Tree Commission;

TPC=Transportation & Parking Committee
Timeframe: Short=0 - 2 years; Medium=3 - 5 years; Long= 6 - 10 years

Cost Estimate: B=Borough staff; V=Volunteer members of Committees and/or Commissions or others; C=Consultants and /or Contractors

Funding Sources: State/Regional: CAT=Community Action Team; CBD=Community and Business Development; CDBG=Community Development Block Grant; CCE=Community Conservation and Employment; CRP=Community
Revitalization; CCH=Core Communities Housing; EAP=Economic Advancement; ESP=EIm Street; ERRT=Emergency Respondents and Training; GG=Growing Greener; HOME=Home Investment Partnership; HSSR=Hometown Streets
and Safe Routes; HRA=Housing Redevelopment Assistance; MSP = Main Street; NRI=Neighborhood Revitalization Initiative; PHMC = PA Historical & Museum; PCTlI = PA Community Transportation Initiative; PIB=PA Infrastructure
Bank; R&R=Renovate and Repair; TCSP=Transportation Community & System Preservation; TCDI=Transportation & Community Development Initiative; TE = Transportation Enhancements; UDP=Urban Development Program; County:

Act 137=Affordable Housing Trust; GF/GT=Green Fields Green Towns; MCCR=MontCo Community Revitalization; Private: IKS=In-Kind Service; BO=Business Owner(s)
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Cost Estimate
TRANSPORTATION AND INFRASTRUCTURE GOALS AND ACTIONS Implementers | Priorit S
P Y Borough/ | Volunteer | Sources
Consultant | Committee
See 10.2 See 10.2
B h, TP High
Continue working toward implementing the vision for the Conshohocken Train Station by: working with SEPTA to determine a suitable “window” for a platform
location around which the concept design can be refined and reviewed; publicizing and building support for the Vision Plan (2007); incorporating the plan into Borough,
a. | other official plans; identifying early implementation projects to work on with SEPTA, such as improved signage and lighting; improving regular maintenance of SEPTA, TPC, High $5,000 $4,000
the stairways; and reaching out to businesses that would benefit from an improved station. The Borough will work with SEPTA, with support from the Transportation BDC
and Parking Committee and Business Development Commission to implement the Vision Plan.
Create a consistent strategy for integrating the train station with the Fayette Street corridor as a single, transit-oriented design district, prioritizing the bicycle Borough,
b, and pedestri.an conr.lec'rions, irjs'ralling safer track crossings, c!nd incIL.Jding.grade chdng.es that are need.ed :ro support a be'r're.r perception of accessibility to and Borough, TPC Mediom $80,000 N/A PIB, TE
from the station. This study will be prepared by transportation engineering and planning consultants with input from economic development and real estate
professionals.
Require major developers to incorporate a transit and pedestrian strategy in their proposed plans to ensure that linkages between private space and public right- . Staff time
& .. . . . . Borough High N/A
of-way are safe and visible. The Borough will work with private developers on an as-needed basis. as needed
lunt
Support continued funding for The Rambler and the expansion of service times. This task will be undertaken by Borough staff with support from the Transportation Staff time Vc.> vnieer
d- and Parking Committee Borough, TPC Low as needed fime as
g * d
a-c a-c
Complete the streetscape improvements started on Fayette Street to Twelfth Avenue (south side), including lighting with conduit and conductors, street furniture,
a. | bump outs, crosswalks and ramps, curbs, sidewalks, and pavers. Similar streetscape improvements should also occur toward the riverfront from Elm Street, First Borough High $525,000 N/A Borough,
Avenue, and Harry Street. The estimate assumes the cost for one block, and the Borough will continue this effort with additional assistance from outside funders. MCCR,
b Post the 25 mph speed limit on Fayette Street more prominently at the borders of Whitemarsh and Plymouth, and near the base of the Matsonford Bridge, to Borough, Low $10,000 N/A TE, TCSP
" | remind motorists that their speeds must be reduced. The Borough will work with its engineer and PennDOT to improve the posting of speed signage. PennDOT !
c. | Work with the Borough Engineer to assess whether there are further measures that can be taken to improve the safety of the Fayette Street intersections. Borough Low $25,000 N/A
Borough,
. PCTI,
Borough High $50,000 N/A TCSp
TCDI
Borough Medium $15,000 N/A Borough
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Cost Estimate

TRANSPORTATION AND INFRASTRUCTURE GOALS AND ACTIONS implementers | Priority | Borough/ | Volunteer | Soorces

Consultant | Committee

To encourage recycling, investigate the reward-based program, Recycle Bank, where residents can redeem points at local businesses and national Borough, Staff time

12.1 Medi 2,000
chains. This task will be undertaken by Borough staff with support from the Public Works Committee. PWC edium as needed 3
12.2 Work wiﬂj the Borou.gh Planner to Identify locations to preserve historic curbing materials. Develop a formula to assess when preservation vs. salvage Borough, Low $7.000 N/A Borough
for reuse is appropriate. PWC
. TR . . . . . . Borough, Staff time
12.3 | Investigate feasibility of automated trash collection. This task will be undertaken by Borough staff with support from the Public Works Committee. PWC Low as needed $2,000

Borough,
PWC

$50,000 Borough

Implementers: BDC=Business Development Commission; CPC=Planning Commission; EAC=Environmental Action Commission; PRC=Parks & Recreation Commission; PWC=Public Works Committee; STC=Shade Tree Commission;
TPC=Transportation & Parking Committee

Timeframe: Short=0 - 2 years; Medium=3 - 5 years; Long= 6 - 10 years

Cost Estimate: B=Borough staff; V=Volunteer members of Committees and/or Commissions or others; C=Consultants and /or Contractors

Funding Sources: State/Regional: CAT=Community Action Team; CBD=Community and Business Development; CDBG=Community Development Block Grant; CCE=Community Conservation and Employment; CRP=Community
Revitalization; CCH=Core Communities Housing; EAP=Economic Advancement; ESP=EIm Street; ERRT=Emergency Respondents and Training; GG=Growing Greener; HOME=Home Investment Partnership; HSSR=Hometown Streets
and Safe Routes; HRA=Housing Redevelopment Assistance; MSP = Main Street; NRI=Neighborhood Revitalization Initiative; PHMC = PA Historical & Museum; PCTlI = PA Community Transportation Initiative; PIB=PA Infrastructure
Bank; R&R=Renovate and Repair; TCSP=Transportation Community & System Preservation; TCDI=Transportation & Community Development Initiative; TE = Transportation Enhancements; UDP=Urban Development Program; County:
Act 137=Affordable Housing Trust; GF/GT=Green Fields Green Towns; MCCR=MontCo Community Revitalization; Private: IKS=In-Kind Service; BO=Business Owner(s)
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Cost Estimate
. . Fundi
PUBLIC SAFETY AND COMMUNICATION GOALS AND STRATEGIES Implementers | Priority [T onteer | Sources
Consultant | Committee
. Borough,
. Staff time
Borough High as needed N/A l:J;DSPI,?
Borough,
Borough Medium $60,000 N/A UDP,
HSSR
. Borough,
Borough Medium Staff t;m: N/A UDP,
as neede o
Bg;L_:_ih' Medium ::T:;;:Z N/A Borough
por T L) ERVAR P
Borough, Low $12,000 N/A Borough
PWC !

See 15.1

See 15.1

and issues in the borough. The Borough will work with its web consultant to address this task.

Borough High
e & a-e a-e
Continue publishing the Borough’s newsletter, and encourage greater use of the Borough'’s website. The estimate assumes the annual cost to coordinate volunteer
a. P . g' g ! 9 'g 9 Borough High $15,000 $7,000
authors, publish, print, and mail two newsletters (15,000 copies total).
Require all Committees and Commissions to report activities to Council on a regularly scheduled basis, and establish a system for regular communication and Volunteer
b. | information sharing among Committees and Commissions with similar interests, such as the Planning Commission and the Business Development Committee and /or Borough High N/A fime as
the Planning Commission and the Shade Tree Commission. needed
Staff fime Volunteer
c. Establish standing meetings with adjacent municipalities. The Borough, with assistance from its Committees and Commissions, will attend meetings as necessary. Borough Medium as needed time as
needed
. . e e . _ .. . Staff time
d. | Formalize and consolidate email distributions lists. Borough staff will assemble, maintain, and update this information annually. Borough Low as needed N/A
Determine whether the Borough wants to provide links on its website to local organizations, agencies, blogs, etc. that provide information about activities, events
e. 9 P 9 » 99 r DI0gS, P ! ! Borough Low $5,000 N/A

Borough
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Table 8: Funding Opportunities

Conshohocken Community
Revitalization Plan Update
(May 2011)

XX X X X X [X [X [X [X [X [X

X X X X X X X X X X X X
X X
X
X X X
X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X
X X X X X
X X
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FUNDING SOURCES

The following website offers links and more information about the programs listed below, as well as
other funding opportunities in Pennsylvania: http://www.newpa.com/find-and-apply-for-funding. It should
be noted that existing funding sources may become obsolete, and new sources may arrive.

Economic Development

Commonwealth of Pennsylvania Sources

Communn‘y Action Team Pre- Developmenf Granf to Loan Program

development—grant loan-program

Use of funds: Early stage capital, to facilitate sketch planning, cost estimating, market evaluation,
minimal site control activities (e.g. options to purchase) and general development coordination,
project feasibility and environmental studies, consulting fees, marketing expenses, appraisals,
preliminary financial applications, legal fees, architectural fees, engineering, engagement of a
development team, option to acquire property, site control and title clearance.

Communn‘y and Business Development Program

development—program

Use of funds: Improve the stability of the community; promote economic and/or community
development; improve existing and /or develop new civic, cultural, recreational, industrial and other
facilities or activities; assist in business retention, expansion, creation or attraction; promote the
creation of jobs and employment opportunities; enhance the health, welfare and quality of life of
citizens of the Commonwealth.

Community Conservation and Employment Program
http://www.newpa.com/find-and-apply-for-funding/funding-and-program-finder/community-conservation-and-

employment-program

Use of funds: Improve the stability of the community; promote economic and/or community
development; improve existing and/or develop new civic, cultural, recreational, industrial and other
facilities or activities; assist in business retention, expansion, creation or attraction; promote the
creation of jobs and employment opportunities; enhance the health, welfare and quality of life of
citizens of the Commonwealth.

Economic Advancement Program

Use of funds: Improve the stability of the community; promote economic and/or community
development; improve existing and /or develop new civic, cultural, recreational, industrial and other
facilities or activities; assist in business retention, expansion, creation or attraction; promote the
creation of jobs and employment opportunities; enhance the health, welfare and quality of life of
citizens of the Commonwealth.
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County Sources

Montgomery County Community Revitalization Program
http://planning. montcopa.org/planning/cwp/view,a,3.q,1737.asp

Use of funds: Planning and implementation grants for construction, demolition, acquisition, streetscape
projects, parking lots, commercial fagade restoration, technical assistance, signage, culture and the
arts, public safety, workforce development, and business assistance.

Housing and Neighborhood Preservation
Commonwealth of Pennsylvania Sources

Community Development Block Grant
http://www.hud.gov/offices/cpd/communitydevelopment/programs/

Use of funds: Housing rehabilitation, public services, community facilities, infrastructure improvement,
development, and planning.

Community Revitalization Program

Use of funds: Construction or rehabilitation of infrastructure, building rehabilitation, acquisition
and demolition of structures/land, revitalization or construction of community facilities, purchase or
upgrade of machinery and equipment, planning of community assets, public safety, crime prevention,
recreation, and training.

HOME Investment Partnership (HOME) Program
http://www.newpa.com/find-and-apply-for-funding/funding-and-program-finder/home

Use of funds: Housing development and rental assistance projects; including rehabilitation of existing
properties and new construction.

Core Communities Housing Program

Use of funds: Any housing activity permitted by Housing & Redevelopment Assistance guidelines.
(The demolition of structures may only be funded if there is an immediate housing reuse for that
same site.)

Elm Si‘reeiL

Use of funds: Planning, technical assistance, and physical improvements to residential and mixed-use
areas in proximity to commercial districts, with the intent fo compliment the Main Street Program
(see below). The program is designed to help launch a neighborhood revitalization effort by
strengthening the local organization promoting revitalization projects and activities. The Elm Street
concept is structured around simultaneous action in five focus areas: clean, safe and green; neighbors
and economy; design; image and identity; and sustainable organization. Elm Street helps pay for
a professional coordinator to manage the activities.
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Growing Greener |1
http://www.portal.state.pa.us/portal/server.pt/community/growing_greener_2/19544
Use of funds: Grants to municipalities and nonprofits to help a community’s downtown through

community development and housing activities, downtown reinvestment, facade and anchor building
activities, residential reinvestment, and business assistance.

Housmg and Redevelopment Assistance

Use of funds: Community revitalization and economic development; Development or rehabilitation
of housing.

Mcm Street Program

Use of funds: Grants to municipalities and redevelopment authorities to foster economic growth,
promote and preserve community centers, creating public/private partnerships, and improve the
quality of life for residents. The program has two components, a Main Street Manager and Commercial
Reinvestment. The Main Street Manager component funds a staff position that coordinates the
community’s downtown revitalization activities. The Community Reinvestment component provides
funding for actual improvement projects in the community. The Main Street Manager is partially
funded for a five-year period while the Community Reinvestment activities require a minimum of a
50% match. A business district action plan must be completed for eligibility in this program.

Pennsylvania Housing Finance Agency
http://www.phfa.org/default.aspx

The PHFA is the Commonwealth’s leading provider of capital for affordable homes and apartments.
Created to help enhance the quality and supply of affordable homes and apartments for older
adults, persons of modest means, and persons with disabilities, the Agency operates homeownership
programs, rental housing development initiatives, and a foreclosure prevention effort. PHFA funds
the following programs:

Homeownership Choice Program. This program provides funds for the development of single-
family homes for purchase in urban communities. HCP is intended to be a part of a municipality’s
comprehensive approach to increase the net investment in housing in urban areas while building
mixed-income communities and encouraging diversity of homeownership. HCP encourages
market-sensitive and innovative land-use planning concepts and works in concert with commercial
development and community and downtown revitalization efforts. The focus is on the development
of new homeownership opportunities and the transformation of disinvested urban neighborhoods
into attractive places to live, thereby offering a viable alternative to sprawling development. The
program requires partnerships between the municipality, a for-profit, and non-profit builder/
developer Minimum size is 50 units.

Neighborhood Revitalization Initiative. Recognizing that in many neighborhoods and core communities

it can be difficult to amass the property required to build the number of new homes required for
impact in the Homeownership Construction Initiative, PHFA has added to the Homeownership Choice
Programs the Neighborhood Revitalization Initiative in 2004. This Initiative is designed to encourage
and support neighborhood and community revitalization efforts by promoting the development and
renovation of existing structures and construction of new in-fill single family homes, for purchase, in
urbqn neighborhoods and core communmes (qu'r of Homeownership Choice Progrqm
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Low-Income Housing Tax Credits. PHFA allocates federal Low-Income Housing Tax Credits to generate
private investment equity for rental ventures. It administers a $20-million annual allocation for the
Commonwealth of Pennsylvania. This program provides owners of, and investors in, affordable
rental housing developments with tax credits that offer a dollar-for-dollar reduction in their tax
liability. The credit may be taken for up to 10 years. Tax credits are usually sold to investors with
the proceeds used to cover project construction costs.

PennHOMES Program. PHFA provides permanent financing for rental projects through the
PennHOMES Program. It offers interest-free, deferred payment loans to support the development
of affordable rental housing for lower-income residents. Financing is structured as primary or
secondary mortgage loans. Eligible sponsors include for-profit or nonprofit entities. Developers
may receive up to $22,500/unit in PennHOMES financing but increase their chances of receiving
financing if requesting a lower per-unit amount.

http://www.phfa.org/forms/multifamily _application_guidelines/guidelines/dv_07_pnnhms_prgrm_gdIns.pdf

Renovate and Repair Loan Program. PHFA sponsors this program to improve Pennsylvania’s aging
housing stock, prevent homeowners from becoming victims of unscrupulous lending practices, and
help homeowners prioritize their home repair spending so the work they pay for is what their home
really needs. The program helps households with a combined household income of no greater than
approximately 150% of the statewide median to rehab and improve their homes. Luxury and
cosmetic items are not permissible.

http://www.phfa.org/consumers/homeowners/renovate_repair/

Treevitalize
http://www.treevitalize.net/
Use of funds: Restoration of trees along streets and in parks and other public land. The Watersheds

Program works to restore riparian areas and buffer projects. Grants to cover the cost of trees and
technical assistance are offered.

County Sources

Act 137 Affordable Housing Trust Fund
http://mchcd.montcopa.org/mchcd/cwp/view.asp?a=1479&0Q=34588

Use of funds: Any program or project duly approved by the County Commissioners which increases
the availability of quality housing, either sales or rental, to any county resident whose annual income
is less than the County median income.

Green Fields/Green Towns Program
http://planning.montcopa.org/planning/cwp/view.a, | 413,q.3648.asp

Use of funds: Acquisition of land or historic buildings, enhancement of existing public open spaces
including hardscaping, landscaping, trails, and signs; includes floodplain restoration.
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Transportation and Infrastructure

Commonwealth of Pennsylvania Sources

Infrastructure Development Program

Use of funds: Transportation facilities, airports; clearing and preparation of land and environmental
remediation; water and sewer systems, storm sewers; energy facilities; parking facilities; bridges,
waterways; rail and port facilities; at former industrial sites only: land and building acquisition,
construction and renovation by private developers; Telecommunications infrastructure

Pennsylvania Community and Transportation Initiative
http://smart-transportation.com/pcti.html

Use of funds: Funding to support local development projects and encourage walkable, mixed use
developments; enhance and use the existing transportation network infrastructure; and improve
regional connectivity and support transit-oriented and brownfield developments.

Pennsylvcmla Infrastructure Investment Aufhorlfy (PENNVEST)

investment- aUthOf’I

Use of funds: Design, engineering and construction costs associated with publicly and privately
owned drinking water distribution and treatment facilities, storm water conveyance and wastewater
collection, conveyance, treatment facilities and Brownfield site remediation.

Pennsylvcmla Infrastructure Bank

Use of funds: Roadway and bridge construction and repair, traffic signals, roadway drainage
improvements, airport runways, hangars and equipment, railroad track, equipment and signals, and
public transportation capital facilities and purchases.

Transportation Enhancements Program
https://www.recoverysbc.org/ARRA_FundingStreams.aspx?id=88

Federal highway and transit funds are set-aside under the Surface Transportation Program for
community-based, “non-traditional” projects designed to strengthen the cultural, aesthetic, and
environmental aspects of the nation’s intermodal transportation system. Communities may use TE
funds to expand travel choice, strengthen the local economy, improve the quality of life, and protect
resources. The twelve (12) categories of projects eligible for these funds are: 1) provision of facilities
for pedestrians and bicycles; 2) provision of safety and educational activities for pedestrian and
bicyclists; 3) Acquisition of scenic easements and scenic or historic sites; 4) scenic or historic highway
programs (including the provision of tourist and welcome center facilities; 5) landscaping or other
scenic beautification; 6) historic preservation; 7) rehabilitation and operation of historic transportation
buildings, structures or facilities (including historic railroad facilities and canals); 8) preservation of
abandoned railway corridors (including the conversion and use thereof for pedestrian and bicycle
trails; 9) control and removal of outdoor advertising; 10) archeological planning and research; 11)
mitigation of water pollution due to highway runoff or to reduce vehicle-caused wildlife mortality
while maintaining habitat connectivity; and 12) establishment of transportation museums.
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Transportation, Community, and System Preservation Program
http://www.fhwa.dot.gov/tcsp/

Use of funds: Transportation planning and implementation initiatives that improve the efficiency of
a jurisdiction’s transportation system, reduce environmental impacts of transportation, prevent future
costly infrastructure investments, ensure access to employment and centers of trade, and identify
strategies to encourage private sector development to help achieve these goals.

Other Sources

Transportation and Community Development Initiative Program (DVRPC)
http://www.dvrpc.org/TCDI/

Federal transportation funds are used to provide planning grants to local governments and select
non-profit organizations to create plans that link transportation improvements with land use strategies,
enhance established communities, and build upon existing public and private assets. This program
strives to create more vital and livable neighborhoods in the region’s core cities and disadvantaged
communities by: supporting local planning projects that will lead to more residential, employment, or
retail opportunities; improving the overall character and quality of life within these communities to
retain and attract businesses and residents; enhancing and using the existing transportation network
infrastructure capacity in these areas to reduce the demands on the region’s transportation network;
and reducing congestion and improving the efficiency of the region’s transportation network

Public Safety und Communication
Commonwealth of Pennsylvania

Emergency Responders Resources and Training Program
http://www.newpa.com/find-and-apply-for-funding/funding-and-program-finder/emergency-responders-resources-

training-program-err

Any use related to supporting the emergency responder entity.

Hometown Streets and Safe Routes to School Program
http://www.dvrpc.org/SafeRoutes/

The Home Town Streets Program includes a variety of streetscape improvements that are vital
to reestablishing our downtown and commercial centers, such as sidewalk improvements, planters,
benches, street lighting, pedestrian crossings, transit bus shelters, traffic calming, bicycle amenities,
kiosks, signage and other visual elements. This program will not fund costs related to buildings or
their facades or personnel costs related to a Main Street manager. Improvements such as general
street paving and stormwater management structures will normally fall under other avenues of
funding. Traffic signals are not intended to be funded by this program; however, in some cases, it
may be appropriate to combine these types of improvements in a Home Town Streets project with
other funding.

The Safe Routes to School Program is designed to work with both school districts and pedestrian
and bicycle safety advocates to make physical improvements that promote safe walking and biking
passages to our schools. Collectively, these efforts would save on school busing costs and promote
a healthy lifestyle for our children. Some funding may be used for pedestrian education efforts.
Examples of these types of improvements include: sidewalks, crosswalks, bike lanes or trails, traffic
diversion improvements, curb extensions, traffic circles and raised median islands.
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Urban Development Program
http://www.newpa.com/find-and-apply-for-funding/funding-and-program-finder/urban-development-program-ud

Use of funds: Construction or rehab of infrastructure, building rehabilitation, acquisition and demolition
of structures/land, revitalization or construction of community facilities, purchase or upgrade of
machinery and equipment, planning of community assets, public safety, crime prevention, recreation,
and training

Other Grant Opportunities
Private Organizations

Claneil Foundation, Inc.
http://www.claneilfoundation.org/

Use of funds: Non-profit organizations may use the funds for projects that support the arts, education,
health, the environment, and community development.

Connelly Foundation

http://connellyfdn.org/

Use of funds: Non-profit organizations may use the funds for projects that support education, health
and social services, and civic and cultural programs.

The Mclean Contributorship
www.foundationcenter.org/grantmaker/mclean

Use of funds: Non-profit organizations may use the funds for projects that support capital projects
to promote understanding of the natural environment, more cost-effective and compassionate care
for the elderly, and education.

PECO Green Regions
http://www.Peco.com/Pecores/environment_and_community/environment/for_our_community/green_region/

Use of funds: Assist municipalities in the protection, acquisition, and enhancement of open space.

The Reinvestment Fund
http://www.trfund.com/

Use of funds: Private developers and non-profit organizations may use funds through the Affordable
Housing Group to offer low-interest loans and technical assistance.

Wells Fargo (Wachovia) Regional Foundation
http://www.tccgrp.com/results/wachoviaregional.php

Use of Funds: Offers Neighborhood Planning Grants and Neighborhood Implementation
Grants to non-profit organizations. Neighborhood Planning Grants support direct expenses that
are essential to the planning process such as: planning consultants and/or staff, outreach and
neighborhood organizing functions, community meetings, and advisory group development. Grants
are designed to support neighborhood plans, not strategic or business plans for the organization.
Neighborhood Implementation Grants can be used for program costs only. Program funding includes
direct expenses essential to the project and can include staff salaries, a limited amount of equipment,
supplies or fit-out. The Foundation does not provide funding for deficits, general operating costs or
for “bricks and mortar” capital development.
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INTRODUCTION

Urban Partners has been retained by the Borough of Conshohocken to prepare a real estate market
analysis evaluating the retail, housing, and entertainment potential for the Borough, primarily in the
downtown areaq, as part of Conshohocken Revitalization Plan Update.

Over the past two decades, Conshohocken has experienced a tremendous amount of commercial
and residential development, taking advantage of its prime location at the junction of two interstate
highways and on SEPTA’s Norristown Line. To date, Conshohocken has not undertaken an analysis
to examine the impacts of this growth on the Borough’s commercial and residential market. This
analysis serves as a baseline for existing economic conditions and market supply, and identifies the
Borough'’s potential for expanded market opportunities that can serve its residents, employees, and
visitors alike.

BACKGROUND DEMOGRAPHICS

Population

Conshohocken Borough is located in the central Montgomery County. U.S. Census data from 1990
and 2000 indicates that the Borough’s population had declined during the 1990s by about 6% (see
Table 1). Montgomery County, on the other hand, grew by approximately 11% during the same
period.

Table 1. Total Population

1990-2000
| Community 1990 2000 Change | % Change
Conshohocken Borough 8,064 7,589 -475 -5.9%
| Montgomery County 678,111 | 750,097 71,986 10.6%

U.S. Census Bureau

The Census forecasts sustained population growth in the Borough from 2000 to 2009 (estimated)
at more than 11% - a significant change from the loss witnessed in the 1990s (see Table 2). This
exceeds the growth rate for Montgomery County for the same time period by more than two-and-
a-half times. Conversely, the County’s expected growth rate from 2000 to 2009 is only about a
third of the growth it experienced in the 1990s.

Table 2. 2009 Population Estimates

2000-2009
| Community 2000 2009 Change | % Change |
|_Conshohocken Borough 7,589 8,456 867 11.4%
Montgomery County 750,097 | 782,339 32,242 4.3%

U.S. Census Bureau

The composition of Conshohocken’s population has also changed over the decade between 1990
and 2000 (see Table 3).
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Table 3. 2009 Population by Race

1990-2000

1990 2000 Change | % Change

Black 561 590 29 5.2%
White 7,453 6,821 -632 -8.5%
Native American 13 6 -7 -53.8%
Asian 23 64 41 178.3%
Other 14 108 Q4 671.4%
Total 8,064 7,589 -475 -5.9%

U.S. Census Bureau

While the black population grew slightly during the 1990s, the white population decreased by
almost 9%. The very small Native American population decreased by half its size, while the larger
Asian population grew substantially (178%) in the 10-year period. “Other”, which mainly includes
mixed races, increased in Conshohocken by a significant 671%.

Employment

Between 1990 and 2000 in the Borough, employment increased while unemployment figures
decreased significantly (see Table 4).

Table 4. Employment Status*

1990-2000
1990 2000 |  Change | % Change |
| Conshohocken Borough
Employed 3,221 4,320 329 8.2%
| Unemployed 236 129 -107 -45.3%
Total 4,227 4,449 222 5.3%
| Montgomery County
Employed 358,563 | 384,688 26,125 7.3%
| Unemployed 11,635 17,265 6,330 54.4%
Total | 370,198 | 402,653 32,455 8.8%

* Persons 16 years and older in labor force (excluding military)
U.S. Census Bureau

The 8% gain in the number of employed persons over 16 and the 45% decrease in unemployment
in the Borough is possibly a result of the substantial growth in Conshohocken’s office sector during
the ‘90s. During the same period, the County experienced a 7% gain in employed residents while
at the same time saw very large increase - 54% - in unemployed residents. Because of the County’s
overall growth, many of the new residents could have been unemployed upon arrival.

Education

Although the Borough’s population declined in the 1990s, it became much more educated (see
Table 5). As shown in the table, the number of Borough residents 25 years and over who did
not finish 9™ grade or high school decreased significantly between 1990 and 2000 (73% and
44%respectively). The number of residents attaining only a high school degree also decreased.
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Conversely, the number of residents attending some college increased by 50%, while residents
receiving a bachelor’'s degree more than doubled between 1990 and 2000. Furthermore, the
amount of residents with graduate or professional degrees grew by 52%.

Table 5. Educational Attainment*

1990-
2000
1990 2000 | Change | % Change |

Less than 9th grade 575 154 -421 -73.2%
9th to 12th grade, no diploma 1,370 773 -597 -43.6%
| High school graduate 2,133 2,073 -60 -2.8%
| Some college, no degree 569 852 283 49.7%
Associate degree 241 244 3 1.2%
Bachelor’s degree 426 886 460 108.0%
| Graduate or professional degree 214 325 111 51.9%
Total 5,528 5,307 -221 -4.0%

* Persons 25 years and older
U.S. Census Bureau

Income

Consistent with the gains in education and reductions in unemployment, the Borough'’s per capita
income rose about 63% in the 1990s compared to the County’s 41% increase (see Table 6).
However, considering the inflation rate was about 34% during the same period, the increase is less
impressive but it does indicate that incomes rose much higher than inflation in both the Borough and
the County. Overall, however, the County was significantly wealthier on average than the Borough
as of the beginning of the decade.

Table 6. Per Capita Income

1989-1999
1989 1999 Change | % Change |
Conshohocken Borough | $13,566 | $22,128 $8,562 63.1%
| Montgomery County $21,990 | $30,898 $8,208 40.5%

U.S. Census Bureau

Poverty

Another indicator of the socio-economic condition of Conshohocken is poverty status (see Table
7). Between 1990 and 2000, Borough residents with incomes above the poverty level dropped
by about 4%, while those below the poverty level dropped by a much greater 31%. So although
the Borough’s population declined in the 1990s, it was a disproportionately poor segment of the
residents who left. This resulted in a poverty rate decrease from 7.9% to 5.8% in the Borough.
Montgomery County experienced a much different trend, in which the County’s population above
the poverty line grew by almost 10% at the same time the population below the poverty line grew
by 36%. This resulted in an increase in the poverty rate from 3.6% to 4.4%. So, while the Borough
was significantly poorer than the County in the 1990s, it became more affluent while the County
became less affluent.
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Table 7. Poverty Status

1989 1999 1989-1999 Change | % Change |

Conshohocken Borough

Above Poverty Level 7,418 7,140 -278 -3.7%

Below Poverty Level 633 439 -194 -30.6%
Total 8,051 7,579 -472 -5.9%

Montgomery County

Above Poverty Level 634,856 | 696,667 61,811 9.7%

Below Poverty Level 23,779 32,215 8,436 35.5%
Total | 658,635 | 728,882 70,247 10.7%

U.S. Census Bureau

Housing

During the 1990s, Conshohocken Borough experienced a substantially different growth rate in
housing units than Montgomery County, experiencing a 3.6% gain in housing units while the county’s
housing stock grew by almost 12% (see Table 8). This increase in housing stock in the Borough
counters its loss of population during the same decade. For the County, the housing growth rate is
slightly higher than population.

Table 8. Housing Units

1990 2000 1990-2000 Change | % Change |
|_Conshohocken Borough 3,397 3,518 121 3.6%
Montgomery County 265,856 | 297,434 31,578 11.9%

U.S. Census Bureau

Occupied housing increased during the 1990s in Conshohocken by 42 units, or less than 2% (see
Table 9). At the same time, vacant housing units also increased - by 79, or 72% - from 1990 to
2000. This increase in vacant housing coinciding with a decrease in occupied housing and overall
decrease in total housing units is likely the result of some units presumably being demolished during

the 1990s.

Table 9. Housing Occupancy Status

1990 2000 | 1990-2000 Change | % Change |
Conshohocken Borough
Occupied 3,287 3,329 42 1.3%
Vacant 110 189 79 71.8%
Total 3,397 3,518 121 3.6%
Montgomery County
Occupied 254,995 | 286,098 31,103 12.2%
Vacant 10,861 11,336 475 4,4%
Total | 265,856 | 297,434 31,578 11.9%

U.S. Census Bureau

For all of Montgomery County, both the occupied and vacant housing supply increased during the
1990s. The county experienced a 12% growth in housing, an increase of almost 32,000 units.
The 4% increase in vacant housing was outpaced by the 12% growth in occupied units. This could
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indicate a trend of some of the county’s population shifting from older housing to new housing while
the remaining new units are filled by new residents.

A notable characteristic of Conshohocken in the 1990s was the Borough’s 3% decline in owner-
occupied housing while its renter-occupied housing grew by 9% (see Table 10), thus increasing the
overall rate of renter-occupancy in the Borough from 36 to 39%. This trend may reflect the younger
and wealthier population moving into the Borough, while those leaving the Borough are the long-
time home owners.

Table 10. Housing Tenure Status

1990 2000 | 1990-2000 Change | % Change
Conshohocken Borough
Owner Occupied 2,088 2,022 -66 -3.2%
Renter Occupied 1,199 1,307 108 9.0%
Total 3,287 3,329 42 1.3%
Montgomery County
Owner Occupied 184,317 | 210,233 25916 14.1%
Renter Occupied 70,678 | 75,865 5,187 7.3%
Total | 254,995 | 286,098 31,103 12.2%

U.S. Census Bureau

These numbers are in contrast with Montgomery County’s 14% growth in owner-occupied housing.
Renter-occupied housing in the County also grew but by half the rate of owner-occupied housing, as
compared to the Borough'’s reduction in renter-occupied housing. Most likely these numbers simply
reflect a boom in new housing construction during the ten-year period from 1990 to 2000, both in
for-purchase units as well as rental units in apartment complexes.

Data on the number of authorized residential building permits indicates significant growth in
construction activity in Conshohocken Borough since 2000 (see Table 11). The most active period
appears to be during the mid-decade in 2005 when permits were issued for 422 new residential
units — 35 single-family residences and 387 units in three large multi-family buildings. The total
figure for building permits issued in Table 11 suggests a growth in population of 1,518 persons,
based on an average of 2.6 persons per household. This exceeds the Census population growth
projection of 867 persons from 2000 to 2009.

Table 11. Building Permits Issued for New Units

Year Single-Family | Two-Family | 3 or 4-Family | 5 + Family | Total |
2000 10 0 0 0 10
2001 47 0 0 0 47
2002 38 0 0 0 38
2003 14 0 0 0 14
2004 10 0 0 0 10
2005 35 0 0 387 422
2006 11 0 0 0 11
2007 8 0 0 0 8
2008 15 0 0 0 15
2009 Q 0 0 0 Q
Total 197 0 0 387 584

U.S. Census Bureau
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RETAIL MARKET

Retail Trade Area

Urban Partners conducted a retail market analysis to evaluate and describe the current performance
of Conshohocken retailers. This analysis is intended for use in identifying opportunities for the further
development of retailing in downtown Conshohocken based on the capture of area residents’ and
employees’ retail purchases.

Several factors were considered to determine a logical retail trade area for the analysis,
including:

e The appropriateness of downtown for additional smaller-scale retail amenities to serve
nearby residential areas and employees

e The location of potentially competing businesses and their proximity fo downtown
Conshohocken

e Physical features such as roads and waterways that could potentially impact access to
downtown retailers

Based on these considerations and using Census tract boundary delineations, we have defined a
retail trade area for this site that includes the Census Tract incorporating the entire Borough of
Conshohocken, as well as thirteen Census Blocks in Whitemarsh Township just east of the Borough
near the Spring Mill rail station (see Figure A.1).

As shown on the map in red, this retail trade area is bounded by the 12™ Avenue on the north; the
Schuylkill River on the east and south; and Colwell Lane on the west.
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Trade Area Retail Supply

Urban Partners completed an inventory of all retail business establishments located within this
identified retail trade area. The results of this inventory, described by retail type, location and size
of the business, are included as Appendix A.1 to this document.

This study focuses chiefly on retail stores engaged in selling merchandise for personal and/or
household consumption and on establishments that render services incidental to the sale of these
goods. Selected service establishments are also included, especially those businesses primarily
providing personal services to individuals and households, such as hair and nail salons and laundry
and dry cleaning establishments.

All retail establishments in the area were classified by type of business according to the principal
lines of merchandise sold, the usual trade designation, estimated square footage, and level of sales.
All establishments are classified according to the numeric system established for both government
and industry practice — the NAICS. Banks and other financial establishments are excluded from this
assessment because banking activities — deposits, loans, etc. — cannot be added to sales volume
data for other types of retail establishments.

The term “retail store sales” in this analysis includes sales by establishments that are normally
found in pedestrian-oriented retail shopping areas. This definition excludes the sales of automobile
dealerships and repair facilities, service stations, fuel oil dealers, and non-store retailing. Unlike
many secondary data sources, such as the Bureau of the Census, however, this definition does include
the sales of service establishments such as barber shops, hair and nail salons, and dry cleaners.

Table 12 on the next page describes the current range of stores available within the Conshohocken
Trade Area and estimates the current performance of these stores. As of September 2009, the
trade area included 84 operating retail businesses occupying about 216,000 square feet of store
space. The trade area consists of a mixture of national and local chains, as well as independent
entrepreneurs.

As the table shows, the majority of these establishments are community-serving stores meeting the
everyday needs of nearby residents. Specifically, this store mix includes:

Two convenience stores

One drug store

14 limited-service restaurants
13 full-service restaurants

Seven hair/nail salons

Five dry cleaners or laundromats

The Trade Area also includes a bakery, a beer distributor, several bars and lounges, a hardware
store, and a florist. Also included is the Edwards Freeman Nut Co., an “old world” factory outlet for
candy and nuts established in 1890.

In terms of sales, the stand-out community-serving retail category is limited-service restaurants.
Limited-service restaurants include coffee shops, pizza parlors, hoagie shops, and other take-out
restaurants. While these types of establishments can be found throughout the Borough, most are
located on Fayette Street. Approximately half in quantity, gross leasable area, and sales are
bars and lounges. Since some serve food and are of a higher quality than typical bars, they
could also be considered full- or limited-service restaurants. However, we have categorized these
establishments separately as bars for the retail supply analysis. In total, the 41 businesses providing
these community-serving goods and services occupy 59% of all store space and generate 67% of
all sales in the Conshohocken Trade Area.
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There are also 13 full-service restaurants located throughout the Trade Area, which offer wait staff
and fine dining. These restaurants occupy more space and generate more sales than the limited-
service restaurants in Conshohocken due to their more upscale nature and usually higher prices. But
these restaurants are often well-known beyond the Borough, and attract customers from several
miles away. As a result, full-service restaurants are a retail category of their own and are not
considered a community-serving business.
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Table 12. Estimated 2010 Retail Store Performance — Conshohocken Trade Area Retailers

RETAIL CATEGORY

No. of
Stores

S.F.
GLA

Retail

Sales
($1000)
A\ d 7

Sales
/SF

Pct. of
Stores

Pct. of
GLA

Pct. of
Sales

TOTAL

COMMUNITY-SERVING GOODS & SERVICES

Supermarkets, Grocery Stores
Convenience Stores

Meat Stores

Fish Stores

Fruit & Vegetables

Bakeries

Candy & Nuts

Other Speciality Foods

Liquor & Beer Distributors

Drug Stores/Pharmacies

Cosmetics, Beauty Supplies, & Perfume
Health Food Supplements
Limited-Service Restaurants

Bars and Lounges

Dollar Stores
Jewelry Stores
Optical Stores
Newsstands
Video Stores
Gift, Novelty, Souvenir Stores
Hardware Stores

Florists

Hair Salons

Laundries; Dry Cleaning

FULL-SERVICE RESTAURANTS

DEPARTMENT STORES

Full-Service Department Stores
Discount Department Stores
Warehouse Clubs

APPAREL

Men’s Clothin
Women'’s Clothing
Children’s Clothing
Family Clothing
Clothing Accessories
Other Clothing
Shoe Stores

HOME FURNISHINGS & IMPROVEMENT

Furniture

Floor Coverings

Window Treatments
Other Home Furnishings
Household Appliances
Radio/TV /Electronics
Home Centers

Paint & Wallpaper Stores
Retail Lumber Yards
Nursery & Garden Centers
Antique Stores

OTHER SPECIALTY GOODS

Luggage & Leatherwork
Computer & Software Stores
Camera, Photo Supply
General-Line Sporting Goods
Specialt SEorfing Goods
Toys & Hobbies

Sewin%, Needlework

Music Stores

Book Stores

Record /CD/Tape Stores
Office Supply/%taﬁoners
Art Dealers

Collectors’ ltems & Supplies

OTHER RETAIL STORES

Auto Parts & Accessories Stores
Pet Supplsy Stores

Tobacco Stores

Other Health & Personal Care
Other Used Merchandise

Other Miscellaneous Retail Stores

Other General Merchandise Stores

62
41

W GiN——

109,600
64,800

4,000

1,500
4,000

2,000
14,000

15,300
9,100

500
800
6,100
7,500

26,000

4,500

800

3,700

10,500
10,000

500

1,800

1,000

800

2,000
2,000

$37,009
$24,720

ok

3350

ok

$800
$1,300

$8,569

sk

ok

%k

$1,480

ok

sk

ok

%

sk
ok

$338
$381

ek

300
400

500
800

288
203

$289

$250

$297

$141
$130

$360

$222

$240

$200

$270
$270

100.00
66.13

100.00
59.12

100.00
66.79

3.23 3.65 ok

*ok 1.37 *k
H5k 365 *%

o 1277 o

13.96
8.30 5.00

- 046  **

11.29 2.16
8.06 3.51

20.97 23.15

* an o

4.84 9.58 4.00
e 9.12 ok

o 0.46

o 164

1.61 1.82 1.46
Ee 1.82 ok
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Additional retail offerings in the Trade Area in other retail categories are fairly limited. However,
two retailers in downtown Conshohocken stand out. Flocco’s Shoes is a large retailer on Fayette
Street that’s been in business since 1926. It is one of only two apparel retailers in the Borough. The
other large retailer is Light/Parker Furniture, which operates two stores on Fayette Street selling
both furniture and children’s furniture. Light/Parker has been in the Borough since 1943.

In terms of location, retailing in the Trade Area is fairly concentrated in the downtown area of
Conshohocken along Fayette Street, between Elm and 3 Avenue. Additional scattered retailers
can be found in the residential portions of the Borough.

Trade Area Retail Demand

Table 13 summarizes demographic and economic information for the defined Conshohocken Retail
Trade Area. The trade area includes the Borough of Conshohocken as well as Census Blocks 1012,

1013, 3010, and 3017 through 3026.

Table 13. Population and Income — Conshohocken Retail Trade Area

2000 Per Capita | 2009 Population Per Capita 2010 Total

Conshohocken 7,589 $22,128 8,456 $28.996 | $245,192,826
Whitemarsh Blocks 320 $22,128 357 $28,996 $10,338,873
Total 7,209 8,813 $255,531,699

U.S. Census Bureau, Urban Partners

The table shows 2000 population data, 1999 per capita income data, and 2009 population
estimates, all supplied by the Census. The Census provides 2009 estimates only at the county and
municipal level. To determine 2009 population estimates for the Census Block Groups in the Trade
Area, we applied the municipal-level rates of population change from 2000 to 2009 to the 2000
population of the Census Block Groups. The result is an estimated Trade Area population gain of
approximately 11.4% since 2000. Per capita income figures for 1999 were converted to 2010
income figures using the Consumer Price Index multiplier to account for inflation. The 2010 per
capita income for the Trade Area is $28,996, and the total income of the trade area in 2010 is
approximately $256 million.

Consumer shopping patterns vary depending on the types of goods being purchased. For
convenience goods purchased frequently, such as groceries, drugs, and prepared foods, shoppers
typically make purchases at stores close to their home or place of work. For larger-ticket, rarely
purchased items — such as automobiles, electronics and large appliances — shoppers may travel
anywhere within the metropolitan area or beyond to obtain the right item at the right price. For
apparel, household furnishings, and other shopping goods, consumers generally establish shopping
patterns between these two extremes, trading at a number of shopping areas within a 30 minute
commute of their homes.

In analyzing the retail market demand within a portion of a larger metropolitan areq, these
behavioral observations translate into a series of analytical rules-of-thumb:

e Shopping for community-serving goods and services is generally confined to the primary
trade area.
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e Expenditures made at full-service restaurants will occur chiefly within the primary trade
areaq, but some restaurant expenditures made by the primary trade area population
will be lost to established restaurants located outside the primary trade area. Similarly,
some restaurant sales in the primary trade area will be attracted from residents who live
elsewhere in the region.

e Expenditures made by primary trade area residents for shopping good items (such as
apparel and most specialty goods) will more likely occur within the area, but a substantial
proportion of these sales will occur outside the area. Similarly, significant sales will be
generated by residents outside the primary trade area to any large, well-known stores
located within the trade area.

e Specific high-quality stores within the primary trade may attract significant clientele
from well beyond the primary trade area for highly-targeted, single destination trips for
specialized purchases.

Using information compiled for the Philadelphia region by Sales and Marketing Management, an
annual publication by The Nielson Company that tracks retail spending behavior in metropolitan area
markets across the country, we calculate that in 2010 the Conshohocken Trade Area’s population
will spend approximately $111 million on retail goods and services (see Table 14), of which:

$46 million is spent on community-serving goods and services,

$6 million at full-service restaurants,

$11 million in department stores and warehouse clubs,

$13 million on apparel,

$18 million on home furnishings and improvement,

$11 million on other specialty goods, and

$6 million at “other retail stores” such as auto parts and pet supplies businesses.

A key consideration regarding retail spending patterns in the Conshohocken Trade Area is the
Borough’s high number of employees in addition to its residents. These employees also patronize
local retail businesses and must be accounted for in the trade area’s retail demand.
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Table 14. Estimated Retail Store Purchases — Conshohocken Trade Area Residents

2010 Retail Purchases -
Conshohocken Area Residents

TOTAL POPULATION 8,813
TOTAL INCOME ($000) $255,532
TOTAL RETAIL PURCHASES ($000) $111,313
COMMUNITY-SERVING GOODS & SERVICES 46,451
Supermarkets, Grocery Stores 14,712
Convenience Stores $2,677
Meat Stores $182
Fish Stores 43
Fruit & Vegetables 88
Bakeries 37
Candy & Nuts 51
Other Speciality Foods 51
Liquor & Beer Distributors $950
Drug Stores/Pharmacies $11,198
Cosmetics, Beauty Supplies, & Perfume 2502
Health Food Supplements 396
Limited-Service Restaurants $5,987
Bars and Lounges $68

Dollar Stores & Other General Merchandise Stores 21,031
Jewelry Stores 2,102
Optical Stores $730
Newsstands 97
Video Stores 77
Gift, Novelty, Souvenir Stores 21,646
Hardware Stores 1,545
Florists 744
Hair Salons 505
Laundries; Dry Cleaning 417
FULL-SERVICE RESTAURANTS $6,245
DEPARTMENT STORES $11,079
Full-Service Department Stores A4

Discount Department Stores 4,656
Warehouse Clubs 2,973
APPAREL $13,222
Men’s Clothin %],] 20
Women’s Clothing 3,095
Children’s Clothing $527
Family Clothing $5,086
Clothing Accessories 242
Other Clothing 821
Shoe Stores $2,332
HOME FURNISHINGS & IMPROVEMENT $17,624
Furniture ,89

Floor Coverings $763
Window Treatments $42
Other Home Furnishings %61 8
Household Appliances 467
Radio/TV /Electronics % 1,491
Home Centers 5,861
Paint & Wallpaper Stores $90

Retail Lumber Yards $4,751
Nursery & Garden Centers %61

Antique Stores 215
OTHER SPECIALTY GOODS $10,666
Luggage & Leatherwork $162
Computer & Software Stores $1,115
Camera, Photo Supply $104
General-Line Sporting Goods 1,057
Specialty SEorfing Goods 1,218
Toys & Hobbies 1,633
Sewing, Needlework 361
Music %tores 432
Book Stores $1,405
Record/CD/Tape Stores $760
Office Supply/Stationers $1,939
Art Dealers 341
Collectors’ Items & Supplies 140
OTHER RETAIL STORES 6,026
Auto Parts & Accessories Stores 3,161
Pet Supply Stores 624
Tobacco g;ores 348
Other Health & Personal Care 537
Other Used Merchandise gg;
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Conshohocken has several large employers within the Borough located in the newer office complexes
on the Schuylkill River waterfront, including Tower Bridge and Millennium. According to sources from
the Borough, the largest employer is Jacobs Engineering, with an estimated 2010 workforce of 317,
followed by Cardionet and Mercy Health Systems with 301 and 229 employees respectively. There
are also a variety of other employees to account for in the Borough including retail workers, bank
employees, daycare providers, Borough employees, and other miscellaneous workers. We estimate
a total Trade Area workforce of approximately 6,000 employees.

Using data from Office Worker Retail Spending Patterns published by the International Council of
Shopping Centers, we estimate that in 2010, the Conshohocken Trade Area’s total workforce will
spend approximately $23 million on retail goods and services (see Table 15), of which:

$11 million is spent on community-serving goods and services,

$3 million at full-service restaurants,

$2 million in department stores and warehouse clubs,

$2 million on apparel,

$2.5 million on home furnishings and improvement,

$1.5 million on other specialty goods, and

$1 at “other retail stores” such as auto parts and pet supplies businesses.

As shown in Tables 14 and 15, a comparison of the two primary sources of store purchases in
the Conshohocken Trade Area — residents and employees — reveals several spending patterns.
Residents of the Borough spend approximately 42% of their purchases ($46 million) on community-
serving goods and services, while the Trade Area’s workforce spends approximately 50% of its
purchases ($23 million) on the same items, including convenience items, drugs/pharmacy items, hair
salons, and dry cleaning. Limited-service food items (such as fast food and take-out) also make up
a large portion of these purchases. Although these items are typically purchased near the home,
they are also commonly purchased near the workplace, either before or after work, or during the
lunch hour.

Another retail category in which the trade area workforce spends a higher percentage of its overall
purchases than trade area residents is full-service restaurants — 12.4% to 5.6% respectively. Full-
service restaurants tend to include the higher end of dining establishments in a given trade area.
Considering the sizeable workforce in the immediate vicinity, it’s no wonder that the Borough’s
employees spend a significant amount of their overall spending on restaurants, most likely at
lunch.

The remaining retail categories experience higher percentages of total purchases from Trade Area
residents than employees. The “Other Retail Categories”, including pet stores, auto supply stores,
and used merchandise stores, receive the smallest spending from workers as these types of retail
purchases tend to be made near the home and not the workplace.
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Table 15. Estimated Retail Store Purchases — Conshohocken Trade Area Workforce

2010 Retail Purchases 2010 Retail Purchase Potential--
Per Employee Conshohocken Area Employees
TOTAL POPULATION 6,000
TOTAL INCOME ($000)
TOTAL RETAIL PURCHASES ($000) $3,842 $23,051
COMMUNITY-SERVING GOODS & SERVICES $11,470
Supermarkets, Grocery Stores 365 %2,1 87
Convenience Stores 409 2,455
Meat Stores 5 $27
Fish Stores 1 $6
Fruit & Vegetables 2 $13
Bakeries 1 6
Candy & Nuts 1 8
Other Speciality Foods 1 8
Liquor & Beer Distributors $24 $141
Drug Stores/Pharmacies $277 $1,665
Cosmetics, Beauty Supplies, & Perfume %1 2 %75
Health Food Supplements 10 59
Limited-Service Restaurants $532 $3,192
Bars and Lounges 51 307
Dollar Stores & Other General Merchandise Stores 26 153
Jewelry Stores 52 312
Optical Stores 18 109
Newsstands 22 %1 4
Video Stores 2 11
Gift, Novelty, Souvenir Stores 41 245
Hardware Stores 38 230
Florists 18 111
Hair Salons 13 %75
Laundries; Dry Cleaning 10 62
FULL-SERVICE RESTAURANTS $478 $2,867
DEPARTMENT STORES $1,647
Full-Service Department Stores $85 513
Discount Department Stores $115 692
Warehouse Clubs $74 442
APPAREL $1,966
Men’s Clothin 28 166
Women'’s Clothing 77 460
Children’s Clothing 13 $78
Family Clothing $126 $756
Clothing Accessories $6 $36
Other Clothing 20 122
Shoe Stores 58 347
HOME FURNISHINGS & IMPROVEMENT $2,620
Furniture 247 282
Floor Coverings 19 113
Window Treatments $1 $6
Other Home Furnishings 15 %92
Household Appliances 12 69
Radio/TV /Electronics 37 222
Home Centers $145 871
Paint & Wallpaper Stores $22 134
Retail Lumber Yards $118 706
Nursery & Garden Centers $15 %91
Antique Stores $5 32
OTHER SPECIALTY GOODS $1,586
Luggage & Leatherwork $4 24
Computer & Software Stores $28 $166
Camera, Photo Supply $3 $16
General-Line Sporting Goods 26 157
Specialty SEorfing Goods 30 181
Toys & Hobbies 40 243
Sewin%, Needlework $9 %54
Music Stores 11 64
Book Stores 35 209
Record/CD/Tape Stores 19 113
Office Supply/Stationers 48 288
Art Dealers 28 %51
Collectors’ ltems & Supplies 3 21
OTHER RETAIL STORES 896
Auto Parts & Accessories Stores 78 470
Pet Supply Stores 15 93
Tobacco S);ores $9 52
Other Health & Personal Care 13 80
Other Used Merchandise 12 70
i i s 22 $132

| Urban Partners 9/2010
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Retail Development Opportunities

Based on the Conshohocken Trade Area’s retail supply and demand from both residents and
employees, we can identify several retail development opportunities for the Borough in terms of
new store space (see Table 16).

As Table 16 shows, total retail demand is approximately $134 million for the Conshohocken Trade
Area. This calculation is made by adding resident and workforce retail purchases for each retail
category. As expected, the highest portion of this demand is in the community-serving goods and
services category, as these everyday purchases are made by both residents and workers. But how
does the overall demand translate to retail opportunities in the Borough?

Retail development opportunities are first determined by subtracting total purchases at all
Conshohocken Trade Area stores from the trade ared’s total demand for each retail category.
The result is approximately $101 million dollars in unmet retail demand or retail potential for the
Trade Area. The greatest store potential remains in the community-serving goods and services
category, typical for an urban community and especially with a significant workforce. Not all
retail categories have development potential, however, in the Conshohocken Trade Area. If there is
already significant supply of certain retail types in the neighborhood, such as in the bakery, bars/
lounges, hair salons, and dry cleaners categories, then the potential has been met and additional
stores of those types are not recommended.

Based on the retail development potential calculations, we can determine additional supportable
store space in each category as well as store space specifically appropriate for the Conshohocken
Trade Area. These retail opportunities take into account the portion of the trade area population
and workforce assumed to regularly patronize neighborhood businesses, as well as the availability
of existing commercial space or vacant land for potential development. For example, there appears
to be the opportunity for about 46,000 square feet in apparel stores in the Trade Area. However,
we are recommending about half of that space due to an apparent lack of suitable space at an
appropriate location, and shopping characteristics of the Trade Area. Similarly, there exists the
potential for a 29,000 square-foot retail lumber yard in the Borough. However, because of the
inappropriate scale of such a use for a community like Conshohocken, we are not recommending it
as a reasonable retail opportunity.

As a result, the most appropriate retail opportunities for the Conshohocken Trade Area and
associated number of suggested stores (as shown in Table 16), include:

1 small grocery store — 20,000 SF

1 convenience store — 6,000 SF

1 cosmetics, beauty, perfume store — 2,000 SF

1 health food supplement store — 1,000 SF

5 limited-service restaurants totaling 10,000 SF
1 dollar store — 6,000 SF

2 jewelry stores totaling 4,000 SF

1 optical store — 2,000 SF

2 or 3 gift and novelty stores totaling 6,000 SF
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Table 16. Total Retail Demand and Development Potential = Conshohocken Trade Area

Reasonable
2010 Estimated Retail Sales Total ~ Unmet Retail ~ Supportable New Retail Opportunities
Conshohocken Area Stores Demand _ Siore Space (SF) _For Conshohocken (SF |
TOTAL RETAIL DEMAND ($000) $37,009 $134,364 $101,204 232,376 133,000
COMMUNITY-SERVING GOODS & SERVICES $24,720 57,921 37,050 90,915 65,000
Supermarkets, Grocery Stores 16,899 16,899 35,000 20,000
Convenience Stores $1,750 $5,132 $3,382 6,764 6,000
Meat Stores $209 $209
Fish Stores $50 $50
Fruit & Vegetables $101 $101
Bakeries $450 43
Candy & Nuts $1,600 59
Other Speciality Foods 59 59
Liquor & Beer Distributors $1,000 $1,091 91
Drug Stores/Pharmacies $11,200 $12,862 $1,662
Cosmetics, Beauty Supplies, & Perfume 576 %576 1,921 2,000
Health Food Supplements 455 455 1,517 1,000
Limited-Service Restaurants 4,400 $9,178 $4,778 13,652 10,000
Bars and Lounges 1,850 990
Dollar Stores & Other General Merchandise Stores 1,185 1,185 6,582 6,000
Jewelry Stores 2,414 2,414 6,897 4,000
Optical Stores 2839 839 2,796 2,000
N%wssfgnds %éé %éé
Video Stores
Gift, Novelty, Souvenir Stores 1,891 1,891 6,752 6,000
Hardware Stores 150 1,774 1,624 6,767 6,000
Florists 220 855 $635 2,267 2,000
Hair Salons 800 58
Laundries; Dry Cleaning $1,300 479
FULL-SERVICE RESTAURANTS $8,569 $9,112 $543 1,697
DEPARTMENT STORES $12,725 $12,725
Full-Service Department Stores $3,961 $3,961
Discount Department Stores 5,349 5,349
Warehouse Clubs 3,415 3,415
s, new o sm o oses am am
en’s Clothin ’ ' / '
Women’s Clothing $200 3,555 3,355 11,182 4,000
Chil(;lren’s CIPfhing $605 $605 1,890 2,000
Family Clothing $5,842 $5,842 19,472 8,000
Ormer Qlating A 543 3,367 3000
ther Clothing 4 367 ,
Shoe Stores $1,100 $2,679 $1,579 5,263 3,000
HOME FURNISHINGS & IMPROVEMENT 1,480 $20,244 $18,764 54,965 21,000
Furniture 1,300 $2,181 881 6,774 6,000
Floor Coverings 877 877 3,653 3,000
Window Treatments $49 $49
Other Home Furnishings 271 0 710 2,535 2,000
Household Appliances 537 537 1,677
Eiadio/(':l'V/EIecrronics $180 é,;%% l’g%% 4,378 3,000
ome Centers , ,
Paint & Wallpaper Stores 1,036 1,036 3,047 3,000
Retail Lumber Yards 5,457 5,457 28,721
Nursery & Garden Centers %707 707 2,946 3,000
Antique Stores 247 247 1,235 1,000
OTHER SPECIALTY GOODS $400 $12,252 $11,852 17,328 11,000
Luggage & Leatherwork $186 $18
Computer & Software Stores $1,281 $1,281 3,766 2,000
Camera, Photo Supply $120 $120
General-Line Sporting Goods 1,214 1,214
el G e wo B H8 0 e g
oys obbies ' , ’ /
Sewing, Needlework %415 415 2,185 2,000
Music %Tores 496 496 2,065 2,000
Book Stores $1,614 $1,614
Record/CD/Tape Stores $872 $872
Office Supply/Stationers $2,227 $2,227
Art Dealers $160 %391 231 964
Collectors’ Items & Supplies 160 160
OTHER RETAIL STORES 540 6,922 6,382 21,281 12,000
Aut% Parfls 85( Accessories Stores 540 3,6316 3,09"|S 1 ;,882 6,000
Pet Supply Stores 71 71 ,55
Tobacco Stores %400 2400 1,000 1,000
Other Health & Personal Care 261 7 617 2,203 2,000
Other Used Merchandise 541 541
i tail Stores $1,017 $1,017 3,632 3,000

Urban Partners 9/2010
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1 hardware store — 6,000 SF

1 or 2 florists totaling 2,000 SF

2 men’s clothing stores totaling 3,000 SF
2 women'’s clothing stores totaling 4,000 SF
1 children’s clothing store — 2,000

3 family clothing stores totaling 8,000 SF
1 clothing accessory store — 1,000 SF

2 other clothing stores totaling 3,000 SF
1 or 2 shoe stores totaling 3,000 SF

1 furniture stores — 6,000 SF

1 floor covering store — 3,000 SF

2 other home furnishings stores totaling 2,000 SF

2 radio/TV /electronics stores totaling 3,000 SF

1 paint and wallpaper store — 3,000 SF

1 nursery and garden center - 3,000 SF

1 antique store — 1,000 SF

1 computer and software stores — 2,000 SF

1 or 2 specialty sporting goods stores totaling 3,000 SF
1 sewing and needlework store — 2,000 SF

1 toy and hobby stores — 2,000 SF

1 music store — 2,000 SF

1 auto parts store — 6,000 SF

1 tobacco store — 1,000 SF

1 other health store — 2,000 SF

1 other miscellaneous retail store — 3,000 SF

The total appropriate and reasonable new retail space for the Conshohocken Trade Area is
approximately 133,000 square feet, occupying a total of approximately 50 new stores. The
Conshohocken Revitalization Plan Update’s recommendations section describes how these retail
opportunities fit into overall revitalization strategies for the Borough.
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SALES HOUSING MARKET

The Conshohocken sales housing market was analyzed to identify trends in residential real estate
and determine the potential for new residential development and its associated pricing. For this
assessment, the Borough was divided into its two Census Tracts — 2041.01 on the northern end and
2041.02 on the southern end — to reflect the differences in housing densities and types found in
each half of the community and provide a comparison in sales data between the two. To assess this
market, we examined all new and resale owner-occupied housing in each Census Tract to capture a
maximum variety of comparable properties. The analysis also examines prior sales trends as well
as housing currently on the market.

Recent Sales Trends

Owner-Occupied Housing

The median sales prices for housing were calculated for a two-year period between December
2008 and November 2010 (see Table 17, as well as Appendix A.2 for a detailed list of all homes
sold by neighborhood, size, sale price, and date of sale). During that period, 256 owner-occupied
home sales transactions occurred in the Borough that were recorded with the County. Homes include
detached homes, rowhomes, townhouses, and condominiums. This figure describes the number of
addresses in the study area where a sale took place over the two-year period, but it includes only
the latest sales per address and does not count any multiple sales of the same address that may
have occurred. The total median sales price within the Borough during the past two years was
$250,250, while the median sales price in the north end was $255,000 and in the south end was
$249,990.

Table 17. Owner-Occupied Home Sales 12/08-11/10

2041.01 (North) 134 $255,000
2041.02 (South) 122 $249,990

Total 256 $250,250
Win2 Data

To evaluate the sales trends during the two-year analysis period, median sales prices were compared
between 2008/2009 and 2009/2010 (see Table 18). During that period, the northern section of
the Borough experienced increases in median sales prices by about 5%, while the southern section’s
median sales prices dropped by 20%. During the first year (12/08-11/09) of the two-year
period tracked, 77 homes were sold in the north versus 57 during the second year (12/09-11/10).
In the south, 79 homes were sold during the first year compared to 43 during the second. Overall,
the entire Borough experienced about an 8% decrease in the same two-year period. During the
first year of the two-year period, 156 homes were sold in the Borough versus only 100 during the
second year.
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Table 18. Change in Median Sales Price 12/08-11/10

| Census Tract 12/08-11/09 12/09-11/10 Change | % Change |
2041.01 (North) $246,500 $258,500 $12,000 4.9%
2041.02 (South) $282,000 $225,000 | -$57,000 -20.2%
Total $263,000 $241,000 | -$22,000 -8.4%
Win2 Data

Investor-Owned Housing

In addition to the sales housing by owner-occupants market, the investor-purchased housing market
was also examined in Conshohocken to establish the degree of units being purchased by prospective
landlords seeking to rent them to tenants. This helps provide an indication of the rental demand
in the Borough. Evaluating investor-purchased housing transactions that occurred during the same
period as owner-occupied transactions examined above, we have determined that only 23 of the
279 sales transactions between December 2008 and November 2010, or 8%, were made by
investors (see Table 19).

Table 19. Investor Sales 12/08-11/10

| Census Tract | Total Sales | Investor Sales | % Investor Sales |

2041.01 (North) 145 11 7.6%
2041.02 (South) 134 12 92.0%

Total 279 23 8.2%
Win2 Data

Current Sales Trends

New Housing

New construction in Conshohocken has slowed over the past five years in line with national real
estate trends. Since a decade peak in 2005, shown above in Table 11, building permits issued in
the Borough have dropped off significantly. Currently the only built new construction housing options
for sale in Conshohocken are recently-completed condominiums at the Grande at Riverview, a
development by D.R. Horton, on West Elm Street. This complex of condos consists of three four-story
buildings with one and two-bedroom unit, and contains courtyards, a fitness center, and an outdoor
pool. The Grande at Riverview offers eight different floor plans ranging from 781 square feet to
1,545 square feet (see Table 20). There are two condos in the complex currently listed for “quick
move-in” — a Keswick unit selling for $279,990 and a Mifflin unit selling for $289,990.

There is also a yet-to-be-constructed single-family detached home for sale at 322 Maple Avenue.
The house will be 2,580 square feet and is currently listed for $439,000, or $170 per square
foot.
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Table 20. Unit Types at the Grande at Riverview

Square # # Priced

Unit Feet (SF) | Bedrooms | Bathrooms From Price/SF |

Chanticleer 781 1 11 $174,990 $224
| Dresher 858 1 11 $194,990 $227
| Independence 1,179 2 2 | $239.990 $204

Keswick 1,281 2 2 | $244,990 $191

Independence w/

Loft 1,361 2 2 | $249,990 $184
| Liberty 1,302 2 2| $254,990 $196

Mifflin 1,420 2 2 | $264,990 $187

Keswick w/Loft 1,545 2 2| $269,990 $175

drhorton.com, Urban Partners

The Grande af Riverview where two units are currently for sale

Resale Housing

Resale housing is currently a much more available form of sales housing in the Conshohocken market
According to local realtors and Zillow.com, there are approximately 70

than new construction.
single-family homes for sale in the Borough as of January 2011, including three foreclosures.

Of the resale homes currently for sale, the most expensive listed is a 3,860 SF home built in 1925
on Fayette Street just inside the Borough priced at $619,900 (see Table 21). Although this home is
almost $150,000 more than the next lower-priced home, it is $161 per square foot, which is lower
than the new condos at Grande at Riverview. However, the home is rather unusual for Conshohocken
in terms of size and price.
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Table 21. Highest-Priced Current Listings in Conshohocken

Square
Location Fe;_(S_E)__[e_QLB_uiJLJ!r.ISe—° |_Price/SF |
1108 Fayette St 3,860 1925 | $619,000 $160
432 E, Hector St 2,100 2009 | $475,000 $226
| 214 Maple St 2,466 1920 | $450,000 $182
320 E 7th Ave 3,508 2007 | $437,000 $125
359 Spring Mill
Ave 2,520 1920 | $400,000 $159
407 E, Hector St 2,200 2007 | $386,900 $176
| 621 Hallowell St 2,150 2010 | $379,200 $177
410 W. 5th Ave 2,016 2001 | $379,900 $188
220 E. 10th Ave 2,270 2007 | $369,200 $163
222 E. Hector St 2,816 1875 | $339,9200 $121

zillow.com, Urban Partners

As the table shows, except for 432 E. Hector Street, each of the ten most expensive current listings
in the Borough are under $200 per square foot, and a couple are even under $150. The homes
at the upper end of the resale market in Conshohocken tend to be newer twins or rowhomes, built
within the last 10 years. An example is a 3,508 square foot home built in 2008 on E. 7" Avenue
listed for $437,000, which is a typical price for homes this size and age. The older homes in this
price range are often large and renovated, such as 214 Maple Street.

The current highest priced home in the Borough. A more typical high-end listing.

Conshohocken also has a share of more affordably-priced homes for sale (see Table 22). The lowest
priced resale home currently on the market in the Borough is a 1,000 square foot condominium on
W. 3 Avenue built in 1985, listed at $175,000. This amounts to $175 per square foot, which is
higher than many of the homes at the upper end of the price range. As the table shows, the smaller
the house, the higher the price per square foot often becomes.

There are also several homes on the market for around $200,000. In most cases, these lower-priced
homes are in good move-in condition and in desirable locations. However, they are typically smaller
and older than the high-priced homes at the top of the market.
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Table 22. Lowest-Priced Current Listings in Conshohocken, 1/2011

Square

215 W. 3rd Ave. #7 1,000 1985 | $175,000 $175

801 Jones St 1,025 1954 | $180,000 $176

431 E, 9th Ave 1,088 1950 | $189,500 $174

331 W. Elm St 1,200 1925 | $199,000 $166

200 W. Elm St

1109 708 2007 | $199,200 $282

230 W, 3rd Ave 1,626 1930 | $199,200 $118
| 536 E. Hector St 1,163 1928 | $199,200 $172

200 W, Elm St. Unit 858 2007 | $199,200 $233

200 W. Elm St

1324 728 2007 | $210,000 $288
| 358 E. 6th Ave 1,212 1851 $210,000 $173

zillow.com, Urban Partners

rha s ot SRR
The current lowest priced home in the Borough.

RENTAL HOUSING MARKET

While dated, the 2000 Census provides a snapshot of rental market conditions in the Borough of
Conshohocken. Table 10 above indicates that renter-occupied housing units in the Borough increased
by 9% between 1990 and 2000. As of 2000, those rental units constituted 39% of all occupied
housing units in the Borough. Since 2000, however, a significant amount of rental construction has
occurred since then making the Census data fairly obsolete.

Rental units in Conshohocken are generally located in individual homes, condo complexes, and
large apartment complexes such as Riverwalk at Millennium and Londonbury at Millennium. These
complexes tend to command some of the highest rents in the Borough.

Londonbury at Millennium is a brand new luxury complex that just began leasing apartments in
February 2010. The development consists of 3 buildings containing a total of 309 apartments.
Amenities include river views, easy access to the Conshohocken train station, fitness center, clubhouse
with fireplace, billiards and pub room, resort-quality pool, private balconies, business center with
conference facilities, and high-end finishes in each unit, such as granite countertops and stainless
appliances. There are 12 different floorplans with the following range of rents and sizes:
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1-bedroom: $1,275 (600 SF) - $1,460 (737 SF)

1-bedroom with den or loft: $1,685 (912 SF) - $1,705 (940 SF)
2-bedroom: $1,755 (1,011 SF) - $2,355 (1,286 SF)

2-bedroom with den: $2,125 (1,107 SF) - $2,250 (1,204 SF)

As of January 2011, there was just one 1-bedroom unit available, with two more potentially
becoming vacant by March 1. Of the 2-bedroom units, only two different models were available,
with a few units left of each. It was reported that the Londonbury complex was 78% leased.

The other large apartment complex in the Borough, located right next to Londonbury, is Riverwalk at
Millennium. Riverwalk, also a fairly new development, was completed in 2007. The development
consists of 4 buildings containing 376 units. Amenities include river views, easy access to the
Conshohocken train station, 24-hour fitness center, clubhouse and resort-quality pool, private
balconies, wireless café, and high-end finishes in each unit, such as granite countertops and stainless
appliances. There are 26 different floorplans with the following range of rents and sizes:

1-bedroom: $1,375 (682 SF) - $1,540 (792 SF) 34
1-bedroom with den: $1,755 (982 SF) - $1,790 (1,110 SF) 20
1-bedroom with loft: $1,690 (872 SF) - $1,755 (908 SF) 12
2-bedroom: $1,699 (1,084 SF) - $2,325 (1,296 SF) 22
2-bedroom with loft: $1,835 (1,207 SF) - $2,060 (1,237 SF) 5

As of January 2011, there were a total of 66 one-bedroom units and 27 two-bedroom units
available for rent for an occupancy rate of 75% at Riverwalk.

Riverwalk at Millennium. Londonbury at Millennium.

To get a sense of current rents being commanded in individual apartments located throughout the
Borough outside the large apartment complexes, we examined current area listings through Craig’s
List and Trulia.com (see Table 23).
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Table 23. Sample Non-Complex Rental Listings in Conshohocken, 1/2011

| _Rent [ BR | BA Utilities Description/Amenities

$2,500 | 2 2 | + Utilities | Grande at Riverview condo, h/w floors, w/d, garage parking
$2,100 | 3 2 | + Utilities | large newer townhouse, h/w floors, w/d
$1,900 | 3| 1.5 | + Utilities | detached house, new deck, garage, c/a, stainless app
$1,750 | 2 2 | + Utilities Grande at Riverview condo, h/w floors, w/d, garage parking
$1,650 2 2 | + Utilities Hillview condo, second floor, balcony, 2 garage spaces
$1,650 | 2 2 | + Utilities | 75 Maple condo, h/w floors, fireplace, gated parking
$1,650 | 3 2 | + Utilities | twin, new appliances, h/w floors, finished basement, parking |
$1,600 | 3 2 | + Utilities large twin, new appliances, new carpet and paint, rear yard
$1,550 | 4 1 | + Utilities rowhouse, h/w floors, front porch, back yard, parking
$1,400 | 3 2 | + Utilities | detached house, d/w, w/d
$1,399 | 1 1 | + Utilities | Grande at Riverview condo, h/w floors, w/d, garage parking
$1,350 | 4 | 1.5 | + Utilities 3-story row, freshly painted, new carpet, w/d
$1,350 | 3 | 1.5 | + Utilities twin, enclosed front porch, w/d, eat-in-kitchen
$1,300 | 1 1 | + Elec Grande at Riverview condo, h/w floors, w/d, garage parking
$1,250 | 1 1 | + Utilities | Grande at Riverview condo, h/w floors, w/d, garage parking
$1,075 | 2 1 | + Utilities | second floor, w/d, c/a, private parking

$999 | 2 1| + Utilities 2nd-floor unit, w/d, rear yard access

$685 1 1 1 | + Utilities | 3rd-floor unit, front porch, rear yard, off-street parking

Craig’s List, Trulia.com

As the table indicates, there are a variety of rental options in Conshohocken in terms of price,
size, and amenities. Rents range from $2,500 for a two-bedroom luxury condo to $685 for a
one-bedroom apartment, with other variations in between. However, in general, current rents do
not appear to be necessarily impacted by size/number of bedrooms (see Table 24). Instead, it
appears that rents throughout the Borough are mostly impacted by age or degree of renovation
like sales housing.

Table 24. Average Rents, 1/2011

Average
| # of Bedrooms |  Rent |
1 $1,450
2 $1,667
3 $1,604
4 $1,159

Urban Partners

The table shows that the highest rents currently commanded in Conshohocken outside of the newer
riverfront complexes are by two-bedroom units, which tend to have the higher-end amenities. For
example, the most expensive apartment currently available is a new two-bedroom condo at the
Grande at Riverview, whose rent is higher than anything offered at Londonbury or Riverwalk. The
available apartments at the lower end of the price range tend to be in older homes with few
amenities, but often in convenient locations. Such is the case with the four-bedroom homes currently
listed, which have the lowest average rents in the Borough. In any case, however, it is apparent that
very little in Conshohocken is available for under $1,000 per month.
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Examples of non-complex rental housing in Conshohocken

Housing Market Opportunities

Because of Conshohocken’s desirable location and community amenities, the demand for market-rate
sales housing remains high. As a result, the Borough is able to command relatively high sales prices.
New housing is selling, but it appears to be fairly on-pace with general real estate trends due to
the current economy. While resale housing tends to offer a more affordable product mainly due to
age or size, there are many resale homes in the Borough commanding prices per square foot similar
to new construction. In light of these housing realities, the Borough should consider the potential for
more affordable housing options for its residents, both existing and future. Furthermore, it should
explore options for additional senior housing. Not only does the Borough'’s only facility — Marshall
Lee Towers — have a several-year waiting list, but as Baby Boomers begin to retire, this large age
cohort will soon be actively seeking convenient and affordable housing with amenities for seniors.
Conshohocken is an ideal community to accommodate these future housing needs.

The rental market is similar to the sales market in many ways. New units, which tend to come
with full luxury amenities, are commanding the highest rents compared to apartments in older
homes or buildings. The two newest rental developments, Riverwalk at Millennium and Londonbury
at Millennium, are good examples of what Conshohocken’s rental market is attracting — young
professionals with disposable incomes. However, both buildings are about 34 occupied. While these
complexes are popular, they are not in such high demand that there is a waiting list or potential
renters are being turned away. As a result, the Borough should allow the current supply of units
increase in occupancy before permitting additional units to be constructed, particularly considering
today’s challenging real estate climate.

ENTERTAINMENT MARKET

Movie Theater

There are currently 50 movie screens located in a local entertainment trade area defined as
a 5-mile radius around the Borough of Conshohocken. This is an average distance people are
typically willing to travel for a small theater appropriate for a community like Conshohocken. This
area includes 26 screens around Plymouth Meeting, a 16-screen theater and Imax theater in King
of Prussia, and two smaller independent theaters on the Main Line (see Table 25).
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Table 25. Movie Theaters in the Conshohocken Area

# of
| Theater Screens |
AMC Plymouth Meeting Mall 12
Regal Plymouth Meeting 14
|_United Artists King of Prussia 16
Imax King of Prussia 1
Anthony Wayne Theater 5
Bryn Mawr Film Institute 2

Total 50

Applying the national standard for screens per capita (about 1 screen per 8,100 people), the 5-mile
radius entertainment trade area population includes all or portions of the following municipalities:
Conshohocken, West Conshohocken, Plymouth Township, Whitemarsh Township, Norristown Borough,
Upper Merion Township, and Lower Merion Township, totaling approximately 130,000 based on the
2009 Census estimates. This population reveals that there is enough demand to support 16 screens.
However, with the area’s existing supply of 50 screens, the movie theater market appears to be
saturated. Therefore a movie theater in Conshohocken is not advised at this time.

Bowling Center

Bowling centers are reemerging as popular entertainment destinations. There are currently 2
bowling centers located in a 5-mile radius around the Borough of Conshohocken, including one in
Norristown and another in Ardmore. Several others are located within 10 miles. While it appears
that the Conshohocken market could potentially support a small bowling center, new facilities
typically require at least 20,000 square feet and at least 100 parking spaces. Even for a small
center, the size and land requirements would make it nearly impossible to develop in the Borough
with its limited available space.

Live/Performing Theater

Another entertainment venue option that’s related to a movie theater is a live/performing theater.
This venue would house a stage and host live events such as concerts and plays. Nearby examples
are the Montgomery Theater in the Borough of Souderton, the Centre Theatre at the Montgomery
County Cultural Center in Norristown, Act |l Playhouse in Ambler, and on a larger scale, the Keswick
Theater in Glenside. Each of these theaters is located in a dense, traditional community like
Conshohocken. Because non-profit venues such as these are difficult to open and expensive to
operate, and since there are several within a fairly close distance, we do not recommend this type
of venue for the Borough. Instead, the community should consider pursuing a café or coffee shop, as
suggested in the retail market analysis, which could provide a performance space and host periodic
live events. This could fulfill any sort of demand for a live entertainment venue, but would be
operated and managed as part of the business. In summary, a market for entertainment does exist
in Conshohocken, but because of the supply of other options in the vicinity, space constraints, and
potential operational challenges, a small-scale venue for live performances as part of an existing
of future business is the recommended approach.

Entertainment Market Opportunities

In summary, a market for entertainment does exist in Conshohocken. But because of the supply of
other options in the vicinity, space constraints, and potential operational challenges, the recommended
approach for increasing entertainment options is first establishing a small-scale venue for live
performances as part of an existing or future business.

CONSHOHOCKEN REVITALIZATION PLAN UPDATE A28



00% SUCIBS IoH 1S3NS SHsAPI 1 8TE doyS ISTIng S, AUCHIUY |
0001 UBINBISSY SOIATSS-N] 153NS SHSAP] | 80€ SID) 3115 SHADT |
000°'T SJUDINDISSY STAISS-PaJIWT] To0IIS SHPAPI [ 10Z BIISZZIg 5,90 %5 AUOT
00% SOOI/ AL/ O1PPY TSNS SHSADT 00T $Od OIRW/ BUIgSE PSS PSAUM |
008 BUGIOI SUSWOM [ 1995 SHSAPT [ 00C OPOW P[eg BT
000°S SINUINg 53115 SABT | ¢E 1 SpT T
000°¢ UBINBISSY SOIAISS-INS TSNS SHSADT [ €Z1 qnd UBSLSWY 103155 |
00%'I HUBINDISSY SOIAISS-(N] 1SN SHSART 6 T1 RREXEK
00%°¢ UBINBISSY SOIATSS-N] B3NS SHsART [ ET1 SSNoYIvoq |
00Z¢ $3I0]S300S 1S3 IS SHSADS [ OTT SS0US FUNO3sI( 5,09507 |
00% SUO[DS IIBH To51IS SHPAB] [ Q01 UBW JO KIS
0001 UDINDISSY S0IAISS-[IN] 199l]S Ohhw\hcn_ 801 unInblssy IdY] TOW DBUBIYD
0001 TUBINDISSY SoTATSSN TSNS SHSADT [ 901 HUDINBISSY 353U TOA UTAA |
0041 SHUBINDISSY SOTATSG-P3HT] TSNS SHSABT [ 101 S.UYqOT ATITT
000°¢ SITIUAT] TSNS SHSABT 001 SINUINT TS0/ 10T |
000'I SIUBINDISSY STATSS-P3IWTT B3NS IoPsSH 3| 108 T3ds.353d |
000°¢ HUBINBISSY SOIATSS-TNS IS3NS IOPSH T | 627 TUBINBISSY S, 01010 |
000°I SSPUNCTpUD SIog [ $99AS JOPSH T | 009 UTSAD] S 190 1ng Aqqoq |
000% SINN PUB ApUunyy PaNS IOP3H T | vy 07y INN UBWS31] SPIOMPT
009 S9I0IS SIOMPIDH °alIS W[T 3 €97l %OV_ X 20T UopuUIquIo?)
008 SISTIoT SNUSAY I8 '3 | 77C STSMOT] UTAPIOY |
008 BUIUBSS A1q/sSHpunoy SNUSAY WIg™3 | 8V 1 STSUBSTS USH™YD |
00¢ SIUBINBISSY SOTATSS-PSHUWT SNUSAY QI3[ 101 9J05 TOWSHS |
(0]0) 44 BUIBSTy A1/ SSHpUnoT SNUSAY YIZ™3 | OC AIpUNDT GSOAR PIds |
0007C SSUOSSIDY RSB oIy [ SNWBAVUI9 T [ ¥0€ SHBJ oy US504oysucy |
0007C SICINUERIQ 199g g JonbIT [ dNUSAY puz I [ 01 PpoS puUb IS5g TUBWISI] |
00C'1 TUDINDISSY SOTAISG-[[N] BNUSAY IS 3 | 91 5, dubdg
000°¢ URINDISSY S0IAISS-[IN] SNUSAY IST ™ Ol JUDINDIS9Y m.o._._UC_Q.EUD.W
008 sSBunoTpus sIbg [ SNWSAY [ T [ 8 ¥o1'8
008 BUIDS[S A1Q,/SSHpUnoT SNUSAY ST 379 SISUBS[S 1599 |
000l SSIOIS SoUSTUSAUGT SUDTSM[OS | §Z01 ISYTOW TUIW |
000'[ SIUBINDISSY STATSS-P3IWTT SUDTSM[OS | 6901 [ s.31PpT g unI] |
0001 SUCIBS IoH SUBTPA[CS | G901 SISUGSS AT TPA0D |
(IS u1) 3ZIS~ ssaursng Jo adA[ 193§ | SS3Ippy SWIPN ssaulsny |

VAUV IAVIL TIVLIY NIIDOHOHSNOD ‘AYOLNIANI 1IVLIY '1'V XIANIddV

X

is

Market Analys

Appendix A

A29



009'T SSBUNOTPUD SIBg [ SNUSAV YIZ AR | 10T USO[PS SWIT PIO ST |
00% sSBunoTpub SIoDg [ SNUSAY I M | 10T S0 5[0 |
000t SSBUNCT pUB SIDg [ 9NUSAY [IW BURdS 008 BUISSOT SI0A0) |
00¢% TUDINDISSY 90IATSG-[[N] SNUSAY [[TW BULIAS [ §E9 OID]O] PIIOHBIT
000°T SpOoL) BURICUS AJPPRadS SNUSAY TIW PUTdS 957 doys HodS S IOAR
000C SIUDINDISSY SoTATSS-POHWT] SNUSAY [[TW BULAS [ €01 DZZId 5. poL
0001 JUDINDISSY SoTAISS-[[N] eanS Io[dog | ¢Z s upuoIsddag
OOO [ SJUDINDISSY QU_>._OW|U®.=E_._ ._.OO.ZW O_QU<< WN@ COO_UW SWI] BZZI{
00C'T SSBUNCTpUD SIog [ [S9NS S[AbW [ ¢ SSWI PooLy S,Addngy |
005'T SISOy TSNS SSUoT [ 67 AIS¥og UBIOI USS0qoYsuc)y |
0051 SITUDINDISSY SoIATSS-PauT] TOSIIS ATIDH | ¢ UoNIBIS punoqingy
005T BUIBSTy A1/ SSHpUnoT o8NS SHSABT [ 00C [ STSUGI[ 1S[PA UACL |
000°T SUSTOS JIPH TSNS SHSABT [ T101 TOH TOIMON
008 SUSTOS JIPH TSNS SHSABT [ F001 OIpNIS IoH YsP[dS
0021 SIUDINDISSY SOTAISS-PoOHWT] To91IS SH3ABY | 006 /o UBIDI[ 5, AUUST
000°'T SUSTOS JIPH TSNS SHSADT 978 doyS TSqIog USYI0yoysuo)) |
00C'T TUOINDISSY SOTATSS[INg S35 SHSADT [ 778 BTA BISBd
000'T SSBUNCTPUD SIDY [ 199115 SHSADT [ ZZ8 350 SUOIS 3L |
005'T SUSTOS JIPH TSNS SHSALT [ 718 SIS APOg S, ISPUSADT |
0007T SSPBWIBYJ/S3T0IS B T3NS SHsABT [ €19 SAD
000°T S3I01S SOUSIUSAUOY 153115 SHBADT [ 09 USAS]T USASS |
0001 SIUDINDISSY SoTATSS-POHWT] TOOIIS SH9AP] | €26 oy P QO
0001 SIUDINDISSY SOTATSS-PoOHWT] To9IIS SH9AP] | [2G 3. D[[92009
Oow mCO_UW ITOH .—OOL.—W 0._.._.®%Cn_ /19 CO_UW O_+_. CU>0.W|
000°'T SUDINDISSY SOTATSS =PI TSNS SHPAPT [ G 1S SSOIURT XTUSOYJ g UoBDbIq |
008 SIUDINDISSY SOTAISS PN T3NS SHSADT [ 1S EECERN
00l TUOINDISSY SITAISS[N TSNS SHSALT [ [0V U 10V |
008 SIUDINDISSY SOTATSS-PSHWT T3NS SHSADT [ 9Z¢ [y U 1= |
008 SIB[E3Q 1Y T3NS SHSABT [ 7Z¢€ BUIID I WoFsy 5[0
(4Suny 9ZI5~ ssaulsng Jo sdA[ 193]S | ssalppy SWDN ssaulsnyg |

A-30

CONSHOHOCKEN REVITALIZATION PLAN UPDATE



APPENDIX A.2. OWNER-OCCUPIED HOME SALES, 12/08-11/10

| Address | Street Sale Price | SF $/SE__ | Sale Date | Census Tract |
123 E 3RD AVE $242,000 | 1,056 | $229 | 09/24/10 2041.02
131 E 5TH AVE $212,500 | 2,414 $88 | 07/28/10 2041.02
133 E 5TH AVE $194,000 | 1,104 | $176 | 08/26,/09 2041.02
220 E 5TH AVE $237,500 | 1,428 | $166 | 07/22/10 2041.02
230 E 5TH AVE $285,000 | 1,635 | $174 | 03/11/10 2041.02
216 E 6TH AVE $258,500 | 1,490 | $173 | 05/27/10 2041.01
221 E 6TH AVE $247,500 | 1,734 | $143 | 12/01/09 2041.02
242 E 6TH AVE $235,000 | 1,412 | $166 | 09/16/10 2041.01
246 E 6TH AVE $199,225 | 1,204 | $165 | 08/20/09 2041.01
250 E 6TH AVE $153,000 | 1,058 | $145 | 07/27/10 2041.01
318 E 6TH AVE $185,000 | 916 | $202 | 12/30/08 2041.01
358 E 6TH AVE $82,000 | 1,212 $68 | 09/29/10 2041.01
112 E 7TH AVE $205,000 | 2,121 $97 | 07/28/09 2041.01
113 E 7TH AVE $230,000 | 2,078 | $111 | 02/20/09 2041.01
210 E 7TH AVE $181,600 | 1,380 | $132 | 04/29/09 2041.01
211 E 7TH AVE $285,000 | 1,923 | $148 | 10/16/09 2041.01
320 E 7TH AVE $445,000 | 3,508 | $127 | 05/29/09 2041.01
343 E 7TH AVE $207,500 | 1,476 | $141 | 08/18/10 2041.01
108 E 8TH AVE $285,000 | 1,342 | $212 | 06/21/10 2041.01
127 E 8TH AVE $285,000 | 1,586 | $180 | 07/15/09 2041.01
128 E 8TH AVE $248,500 | 1,248 | $199 | 10/19/10 2041.01
226 E 8TH AVE $290,000 | 1,526 | $190 | 11/16/09 2041.01
240 E 8TH AVE $275,000 | 1,295 | $212 | 11/12/09 2041.01
245 E 8TH AVE $185,000 | 1,330 | $139 | 09/02/09 2041.01
251 E 8TH AVE $255,000 | 1,247 | $204 | 07/12/10 2041.01
343 E 8TH AVE $232,500 | 1,098 | $212 | 06/05/09 2041.01
126 E 9TH AVE $210,000 | 1,456 | $144 | 05/18/09 2041.01
151 E 9TH AVE $184,000 | 1,494 | $123 | 08/26/09 2041.01
223 E 9TH AVE $312,000 | 1,764 | $177 | 09/20/10 2041.01
231 E 9TH AVE $272,900 | 1,524 | $179 | 11/09/10 2041.01
301 E 9TH AVE $380,000 | 2,390 | $159 | 10/23/09 2041.01
327 E 9TH AVE $242,000 | 1,088 | $222 | 09/27/10 2041.01
339 E 9TH AVE $219,900 | 1,088 | $202 | 05/28/09 2041.01
340 E 9TH AVE $295,000 | 1,951 | $151 | 08/10/09 2041.01
345 E 9TH AVE $221,700 | 1,088 | $204 | 05/26/09 2041.01
417 E 9TH AVE $245,000 | 1,264 | $194 | 06/23/10 2041.01
428 E 9TH AVE $220,000 | 1,372 | $160 | 05/08/09 2041.01
320 E 9TH AVE 12 $195,000 | 952 | $205 | 09/30/10 2041.01
119 E 10TH AVE $290,000 | 1,428 | $203 | 05/14/10 2041.01
128 E 10TH AVE $292,500 | 1,196 | $245 | 10/20/10 2041.01
142 E 10TH AVE $225,000 | 1,256 | $179 | 06/11/10 2041.01
202 E 10TH AVE $285,000 | 1,370 | $208 | 03/27/09 2041.01
205 E 10TH AVE $174,000 | 1,280 | $136 | 09/08/10 2041.01
225 E 10TH AVE $221,675 | 1,369 | $162 | 07/31/09 2041.01
231 E 10TH AVE $192,000 | 2,256 $85 | 06/18/10 2041.01
239 E 10TH AVE $150,000 | 1,224 | $123 | 08/06/09 2041.01
317 E 10TH AVE $339,000 | 1,966 | $172 | 06/08/10 2041.01
324 E 10TH AVE $273,000 | 1,326 | $206 | 08/26/09 2041.01
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| Address | Street Sale Price | SF $/SF Sale Date | Census Tract |
325 E 10TH AVE $287,000 | 1,333 $215 | 03/31/10 2041.01
339 E 10TH AVE $330,000 | 1,689 $195 | 05/08/09 2041.01
418 E 10TH AVE $202,500 | 1,074 $189 | 07/23/09 2041.01
101 E 11TH AVE $201,000 | 1,080 $186 | 05/15/09 2041.01
115 E 11TH AVE $236,000 | 1,080 $219 | 06/15/09 2041.01
141 E 11TH AVE $231,000 | 1,392 $166 | 05/14/10 2041.01
218 E 11TH AVE $280,000 | 1,464 $191 1 05/15/09 2041.01
336 E 11TH AVE $266,500 | 1,152 $231 | 12/22/08 2041.01
345 E 11TH AVE $291,000 | 1,428 $204 | 12/18/09 2041.01
406 E 11TH AVE $330,000 | 1,638 $201 | 05/05/10 2041.01
440 E 11TH AVE $235,000 | 1,156 $203 | 07/30/09 2041.01
423 E 12TH AVE $210,000 | 1,152 $182 | 11/24/09 2041.01
322 E ELM ST $190,000 | 1,316 $144 | 07/15/09 2041.02
328 E ELM ST $185,000 958 $193 | 10/27/10 2041.02
332 E ELM ST $289,300 | 1,700 $170 | 09/25/09 2041.02
334 E ELM ST $177,000 | 1,230 $144 | 06/15/10 2041.02
336 E ELM ST $169,500 978 $173 | 04/28/10 2041.02
350 E ELM ST $162,000 | 1,074 $151 | 08/16/10 2041.02
352 E ELM ST $175,000 | 1,392 $126 | 03/03/09 2041.02
370 E ELM ST $235,000 | 1,672 $141 | 04/16/10 2041.02
406 E ELM ST $405,000 | 1,936 $209 | 10/23/09 2041.02
233 E HECTOR ST $240,000 | 1,264 $190 | 11/12/10 2041.02
240 E HECTOR ST $130,000 | 1,998 $65 1 02/11/10 2041.02
264 E HECTOR ST $13,800 | 1,590 $9 1 10/29/10 2041.02
305 E HECTOR ST $206,500 | 1,354 $153 | 04/03/09 2041.02
336 E HECTOR ST $170,000 | 1,037 $164 | 06/15/09 2041.02
337 E HECTOR ST $268,000 | 1,392 $193 | 06/12/09 2041.02
418 E HECTOR ST $139,900 | 1,360 $103 | 04/16/10 2041.02
419 E HECTOR ST $365,000 | 1,936 $189 | 08/14/09 2041.02
425 E HECTOR ST $374,900 | 1,956 $192 | 06/09/10 2041.02
430 E HECTOR ST $370,000 | 1,964 $188 | 04/28/09 2041.02
432 E HECTOR ST $361,000 | 1,944 $186 | 07/15/09 2041.02
436 E HECTOR ST $367,000 | 1,944 $189 | 01/30/09 2041.02
438 E HECTOR ST $374,900 | 2,684 $140 | 07/30/09 2041.02
508 E HECTOR ST $165,000 | 1,092 $151 | 04/07/09 2041.01
510 E HECTOR ST $355,000 | 2,030 $175 | 05/21/09 2041.01
512 E HECTOR ST $356,000 | 2,030 $175 | 05/07/10 2041.01
620 E HECTOR ST $170,000 | 1,738 $98 | 07/29/09 2041.01
631 E HECTOR ST $220,000 | 1,100 $200 | 04/23/10 2041.01
1014 FAYETTE ST $246,500 | 2,258 $109 | 03/20/09 2041.01
808 FORREST ST $265,000 | 1,404 $189 | 11/20/09 2041.01
530 HARRY ST $305,000 | 1,920 $159 | 09/25/09 2041.02
1000 HARRY ST $255,000 | 1,536 $166 | 12/23/08 2041.01
821 HARRY ST 106 $285,000 | 1,130 $252 | 12/29/08 2041.01
821 HARRY ST 203 $223,000 918 $243 | 06/12/09 2041.01
821 HARRY ST 205 $264,000 | 1,132 $233 | 09/05/09 2041.01
10 MAPLE ST $260,000 | 1,912 $136 | 05/15/09 2041.02
12 MAPLE ST $246,000 | 1,681 $146 | 02/26/10 2041.02
28 MAPLE ST $190,200 982 $194 | 11/06/09 2041.02
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| Address | Street Sale Price | SF $/SF Sale Date | Census Tract |
109 MAPLE ST $263,400 | 1,604 $164 | 06/28/10 2041.02
111 MAPLE ST $214,900 | 3,060 $70 | 06/15/10 2041.02
116 MAPLE ST $244,000 | 1,404 $174 | 09/17/09 2041.02
122 MAPLE ST $206,250 | 1,016 $203 | 11/08/10 2041.02
508 MAPLE ST $285,000 | 1,476 $193 | 06/18/10 2041.01
810 MAPLE ST $305,000 | 1,304 $234 | 07/10/09 2041.01
830 MAPLE ST $240,000 | 1,304 $184 | 10/09/09 2041.01
1001 MAPLE ST $265,000 | 1,241 $214 | 10/22/09 2041.01
1006 MAPLE ST $289,900 | 1,196 $242 | 03/19/10 2041.01
1013 MAPLE ST $248,000 | 1,088 $228 | 07/10/09 2041.01
1117 MAPLE ST $232,000 | 1,998 $116 1 11/19/09 2041.01
1123 MAPLE ST $234,000 | 1,173 $199 | 05/15/09 2041.01
75 MAPLE ST 102 $277,500 | 1,092 $254 | 11/20/09 2041.02
75 MAPLE ST 205 $296,500 | 1,092 $272 | 12/30/08 2041.02
75 MAPLE ST 206 $286,000 | 1,092 $262 | 01/29/10 2041.02
75 MAPLE ST 208 $282,000 | 1,092 $258 | 11/20/09 2041.02
75 MAPLE ST 209 $219,900 650 $338 | 02/24/10 2041.02
431 NEW ELM ST $222,500 | 1,466 $152 | 07/30/09 2041.02
431 OLD ELM ST $315,000 | 2,160 $146 | 10/15/10 2041.02
440 OLD ELM ST $335,000 | 1,865 $180 | 08/31/10 2041.02
424 PLEASANT VALLEY DR $323,000 | 1,435 $225 | 08/24/09 2041.01
434 PLEASANT VALLEY DR $320,000 | 1,835 $174 | 02/27/10 2041.01
438 PLEASANT VALLEY DR $323,000 | 1,435 $225 | 05/07/10 2041.01
442 PLEASANT VALLEY DR $323,000 | 1,435 $225 | 04/29/10 2041.01
80 POPLAR ST $247,500 | 1,484 $167 | 10/23/09 2041.02
82 POPLAR ST $204,000 | 2,154 $95 1 06/14/10 2041.02
235 SPRING MILL AVE $262,000 | 1,440 $182 | 08/25/09 2041.02
259 SPRING MILL AVE $245,000 | 1,384 $177 1 10/16/09 2041.02
343 SPRING MILL AVE $225,000 | 1,760 $128 | 06/25/10 2041.02
447 SPRING MILL AVE $355,000 | 2,124 $167 | 11/16/09 2041.02
532 SPRING MILL AVE $170,000 | 1,008 $169 | 06/28/10 2041.02
534 SPRING MILL AVE $235,000 | 1,632 $144 | 08/31/10 2041.02
615 SPRING MILL AVE $132,500 | 1,372 $97 |1 08/18/09 2041.01
629 SPRING MILL AVE $196,000 | 1,193 $164 | 11/30/09 2041.01
8 W 1ST AVE $140,000 720 $194 | 08/28/09 2041.02
129 W 1ST AVE $100,000 | 1,468 $68 | 06/30/10 2041.02
307 W 1ST AVE $365,000 | 2,232 $164 | 06/05/09 2041.02
309 W 18T AVE $370,400 | 2,272 $163 | 11/04/09 2041.02
132 W 2ND AVE $205,000 | 1,152 $178 | 07/02/10 2041.02
138 W 2ND AVE $265,000 | 1,553 $171 1 12/11/09 2041.02
143 W 3RD AVE $300,000 | 1,553 $193 | 04/20/10 2041.02
144 W 3RD AVE $250,500 | 1,710 $146 | 10/07/09 2041.02
222 W 3RD AVE $450,000 | 2,567 $175 | 07/30/09 2041.02
234 W 3RD AVE $237,000 | 1,950 $122 | 07/20/10 2041.02
300 W 3RD AVE $381,000 | 3,115 $122 | 09/02/09 2041.02
215 W 3RD AVE 5 $185,000 | 1,000 $185 | 10/16/09 2041.02
112 W 4TH AVE $285,000 | 1,248 $228 | 08/25/09 2041.02
117 W 4TH AVE $317,000 | 1,908 $166 | 02/12/10 2041.02
124 W 4TH AVE $220,000 | 1,701 $129 | 02/25/09 2041.02
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| Address | Street Sale Price | SF $/SE Sale Date | Census Tract |
133 W 4TH AVE $255,000 | 1,832 | $139 | 03/31/10 2041.02
147 W 4TH AVE $310,000 | 1,936 | $160 | 11/20/09 2041.02
204 W 4TH AVE $238,000 | 882 | $270 | 12/29/09 2041.01
215 W 4TH AVE $305,000 | 2,219 | $137 | 05/29/09 2041.02
216 W 4TH AVE $196,000 | 1,536 | $128 | 09/23/10 2041.01
219 W 4TH AVE $260,000 | 1,949 | $133 | 06/29/09 2041.02
231 W 4TH AVE $410,000 | 2,628 | $156 | 09/21/10 2041.02
323 W 4TH AVE $202,500 | 1,023 | $198 | 06/23/10 2041.02
339 W 4TH AVE $222,000 | 1,152 | $193 | 05/21/10 2041.02
110 W 5TH AVE $238,000 | 1,755 | $136 | 06/22/10 2041.02
218 W 5TH AVE $175,000 | 1,667 | $105 | 06/21/10 2041.01
226 W 5TH AVE $274,000 | 1,476 | $186 | 12/30/09 2041.01
329 W 5TH AVE $229,000 | 1,853 | $124 | 06/01/09 2041.01
332 W 5TH AVE $326,000 | 2,415 | $135 | 06/11/10 2041.01
403 W 5TH AVE $360,000 | 1,948 | $185 | 05/28/09 2041.01
410 W 5TH AVE $340,000 | 2,016 | $169 | 07/13/10 2041.01
416 W 5TH AVE $376,000 | 2,516 | $149 | 12/18/09 2041.01
420 W 5TH AVE $365,000 | 2,016 | $181 | 05/13/10 2041.01
424 W 5TH AVE $360,000 | 1,848 | $195 | 11/04/10 2041.01
438 W 5TH AVE $363,000 | 2,098 | $173 | 12/15/08 2041.01
117 W 6TH AVE $224,000 | 970 | $231 | 12/04/09 2041.02
120 W 6TH AVE $299,000 | 1,803 | $166 | 02/05/09 2041.01
144 W 6TH AVE $175,000 | 1,818 $96 | 06/30/10 2041.01
204 W 6TH AVE $247,900 | 1,664 | $149 | 08/27/09 2041.01
212 W 6TH AVE $176,000 | 865 | $203 | 06/28/10 2041.01
231 W 6TH AVE $154,500 | 616 | $251 | 08/18/10 2041.01
236 W 6TH AVE $273,000 | 1,644 | $166 | 07/27/10 2041.01
407 W 6TH AVE $246,500 | 974 | $253 | 09/18/09 2041.01
447 W 6TH AVE $282,000 | 1,232 | $229 | 11/05/09 2041.01
109 W 7TH AVE $173,000 | 952 | $182 | 08/05/10 2041.01
210 W 7TH AVE $28,000 | 1,058 $26 | 04/06/10 2041.01
213 W 7TH AVE $239,500 | 1,152 | $208 | 07/10/09 2041.01
228 W 7TH AVE $230,000 | 1,088 | $211 | 06/05/09 2041.01
116 W 8TH AVE $230,000 | 1,143 | $201 | 10/15/09 2041.01
119 W 8TH AVE $280,000 | 1,304 | $215 | 07/15/09 2041.01
138 W 8TH AVE $285,000 | 1,364 | $209 | 02/20/09 2041.01
147 W 8TH AVE $287,500 | 1,432 | $201 | 01/21/09 2041.01
112 W 9TH AVE $355,000 | 2,310 | $154 | 06/24/09 2041.01
116 W 9TH AVE $334,000 | 1,989 | $168 | 11/12/09 2041.01
120 W 9TH AVE $285,000 | 1,952 | $146 | 02/15/10 2041.01
215 W 9TH AVE $255,000 | 1,326 | $192 | 08/30/10 2041.01
228 W 9TH AVE $382,500 | 2,069 | $185 | 08/25/09 2041.01
230 W 9TH AVE $265,000 | 1,344 | $197 | 05/21/10 2041.01
102 W 10TH AVE $311,000 | 1,280 | $243 | 05/22/09 2041.01
103 W 10TH AVE $260,000 | 1,475 | $176 | 05/15/09 2041.01
121 W 10TH AVE $245,000 | 1,472 | $166 | 03/13/09 2041.01
129 W 10TH AVE $269,000 | 1,691 | $159 | 05/21/09 2041.01
136 W 10TH AVE $265,000 | 1,606 | $165 | 08/13/10 2041.01
310 W 10TH AVE $210,000 | 1,356 | $155 | 05/11/10 2041.01
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| Address | Street Sale Price | SF $/SF Sale Date | Census Tract |
318 W 10TH AVE $282,000 | 1,356 $208 | 08/20/09 2041.01
409 W 10TH AVE $240,000 | 1,280 $188 | 07/01/09 2041.01
114 W 11TH AVE $267,500 | 1,347 $199 1 11/19/10 2041.01
317 W 11TH AVE $258,000 | 1,320 $195 | 09/30/10 2041.01
318 W 11TH AVE $251,000 | 1,260 $199 | 09/09/10 2041.01
331 W 11TH AVE $277,000 | 1,416 $196 | 08/19/10 2041.01
337 W 11TH AVE $273,000 | 1,296 $211 | 08/13/09 2041.01
410 W 11TH AVE $265,000 | 1,216 $218 | 05/22/09 2041.01
411 W 11TH AVE $245,000 | 1,256 $195 | 02/27/09 2041.01
435 W 11TH AVE $295,000 | 1,454 $203 | 04/23/10 2041.01
119 W 12TH AVE $121,000 | 1,755 $69 | 11/25/09 2041.01
317 W 12TH AVE $235,000 | 1,152 $204 | 02/06/09 2041.01
333 W 12TH AVE $235,000 | 1,152 | $204 | 11/12/10 2041.01
411 W ELM ST $210,000 | 1,200 $1751 03/25/10 2041.02
200 W ELM ST 1102 $299,990 | 1,377 $218 | 05/28/09 2041.02
200 W ELM ST 1109 $199,900 708 $282 | 04/27/10 2041.02
200 WEMST 1113 $198,000 825 $240 | 11/15/10 2041.02
200 W ELM ST 1123 $240,000 728 $330 | 08/07/09 2041.02
200 W ELM ST 1130 $228,500 728 $314 | 10/30/09 2041.02
200 W ELM ST 1329 $240,000 728 $330 | 11/13/09 2041.02
300 W ELM ST 2106 $334,990 | 1,239 $270 | 06/30/09 2041.02
300 W ELM ST 2107 $209,990 728 $288 | 04/29/09 2041.02
300 W ELM ST 2108 $290,000 | 1,168 $248 | 05/29/09 2041.02
300 W ELM ST 2110 $200,000 728 $275 | 06/19/09 2041.02
300 W ELM ST 2111 $300,000 | 1,239 $242 | 07/17/09 2041.02
300 W ELM ST 2112 $205,990 728 $283 | 06/19/09 2041.02
300 W ELM ST 2113 $300,000 | 1,230 $244 | 06/30/09 2041.02
300 W ELM ST 2116 $282,990 | 1,168 $242 | 05/29/09 2041.02
300 W ELM ST 2117 $277,500 | 1,168 $238 | 07/28/09 2041.02
300 W ELM ST 2124 $235,000 825 $285 | 04/24/09 2041.02
300 W ELM ST 2125 $288,000 | 1,254 $230 | 10/12/09 2041.02
300 W ELM ST 2208 $199,990 728 $275 1 12/15/08 2041.02
300 W ELM ST 2212 $325,000 | 1,239 $262 | 12/04/08 2041.02
300 W ELM ST 2213 $212,000 728 $291 | 04/17/09 2041.02
300 W ELM ST 2217 $299,420 | 1,168 $256 | 02/27/09 2041.02
300 W ELM ST 2218 $249,990 | 1,168 $214 1 11/10/09 2041.02
300 W ELM ST 2222 $220,000 825 $267 | 04/09/09 2041.02
300 W ELM ST 2225 $220,000 825 $267 | 12/16/08 2041.02
300 W ELM ST 2226 $302,990 | 1,254 $242 | 10/12/09 2041.02
300 W ELM ST 2301 $308,990 | 1,377 $224 | 11/09/09 2041.02
300 W ELM ST 2302 $315,000 | 1,377 $229 | 11/09/09 2041.02
300 W ELM ST 2311 $220,000 728 $302 | 05/19/09 2041.02
300 W ELM ST 2312 $315,000 | 1,239 $254 | 07/10/09 2041.02
300 W ELM ST 2313 $215,000 728 $295 | 02/26/09 2041.02
300 W ELM ST 2318 $296,000 | 1,168 $253 | 08/31/09 2041.02
300 W ELM ST 2320 $226,000 825 $274 | 06/14/10 2041.02
300 W ELM ST 2325 $249,990 825 $303 | 05/12/09 2041.02
300 W ELM ST 2327 $234,990 792 $297 1 12/16/08 2041.02
300 W ELM ST 2332 $275,990 | 1,254 $220 [ 10/12/09 2041.02
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| Address | Street Sale Price | SF $/SF Sale Date | Census Tract |
300 W ELM ST 2401 $338,990 | 1,569 $216 | 10/12/09 2041.02
300 W ELM ST 2404 $369,000 | 1,516 $243 | 08/21/09 2041.02
300 W ELM ST 2407 $377,380 | 1,516 $249 | 03/13/09 2041.02
300 W ELM ST 2412 $353,000 | 1,516 $233 | 08/03/09 2041.02
300 W ELM ST 2414 $325,000 | 1,459 $223 | 03/20/09 2041.02
300 W ELM ST 2421 $369,990 | 1,569 $236 | 10/26/09 2041.02
300 W ELM ST 2425 $246,800 951 $260 | 01/11/09 2041.02
300 W ELM ST 2426 $325,990 | 1,482 $220 | 07/27/09 2041.02
300 W ELM ST 2436 $250,000 758 $330 | 07/31/09 2041.02
85 WALNUT ST $170,000 | 1,440 $118 | 09/25/09 2041.01
112 WOOD ST $298,000 | 1,440 $207 | 05/29/09 2041.02
633 WOOD ST $240,000 | 1,024 $234 | 06/23/10 2041.01
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