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Executive Summary 
 
This 2020 Comprehensive Plan is designed to provide a framework for achieving short-term (next 
10 years) goals. As an Implementable Comprehensive Plan, it is designed to be a living document, 
one that provides not only a point of reference, but also concrete strategies and actionable items. 
This Implementable Comprehensive Plan is designed to provide guidance for the future rather 
than a summation of the past. 
 
While Middletown was born out of post-war suburbanization patterns, residents today seek a 
more dynamic future. Early on in this process, special attention was given to creating a document 
devised through citizen input that was implementable. Through discussions with the Steering 
Committee and input received at a public open house, topic areas (Plan Elements) were selected, 
and specific strategies were developed.  
 
This Implementable Plan discusses Plan Elements regarding Housing and Redevelopment, 
Sustainability, Transportation, and Recreation. Each of these topic areas were discussed heavily 
at Steering Committee meetings and the public open house, and it was out of these meetings 
that the specific strategies were developed. In the end, the final and arguably most critical 
component of this Implementable Plan is the strategies and implementation steps contained 
within. It is these strategies that allow for the flexibility necessary to develop within an ever-
changing future.   
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History and Population 
 

Incorporated in 1692, Middletown Township is one of Bucks County’s oldest municipalities. 
Originally settled by Swedes, Dutch, English and Germans, Middletown’s first industries included 
gristmills and sawmills, shipbuilding, and agriculture.  
 
In 1950, Middletown’s population was only 4,987. Shortly thereafter, residential construction 
accelerated significantly on land once occupied by crops and pastures. As indicated in the figure 
below, the population increased approximately 800% to 44,141 between the years 1950 to 2000. 
This increase was in large part attributable to the construction of Levittown, William Levitt’s 
suburban housing development. Much of the Levittown development, which represents 22 
square miles and over 17,300 homes in Bucks County, is located in Middletown Township. The 
resulting suburbanization of the Township created large clusters of residential development 
heavily dependent on the automobile and situated well beyond walking distance to amenities 
and workplaces. 
 
Despite specific spurts of growth over the last half of the twentieth century, Middletown has 
grown only modestly since 2000. As indicated in Figure 1 below, today’s population of 45,224 is 
only 1,083 more than 2000, a growth rate of 2.5%.  
 

Figure 1: Historic Population 

 

Source: U.S. Census Bureau 

Location and Setting 
 
Middletown is located in the heart of Lower Bucks, the most populated area of the county (See 
Figure 2 below). The Township has a total area of 19.4 square miles and is surrounded by 11 
municipalities (the Townships of Newtown, Lower Makefield, Falls, Bristol, Bensalem, Lower 
Southampton, and Northampton and the Boroughs of Langhorne, Langhorne Manor, Penndel, 
and Hulmeville). Situated midway between Philadelphia and Trenton, NJ, the Township is 
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traversed by numerous roads, including Interstate 295, U.S. Route 1, and Route 413. Due in part 
to this regional transportation network and the Township’s location, Middletown is home to 
numerous commercial and institutional establishments, including Sesame Place, Oxford Valley 
Mall, and St. Mary Medical Center. 

Figure 2: State, County, Township Levels 
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Government and School District 
 

Middletown is incorporated as a “council-manager” form of government. The Board of 
Supervisors is the official governing body of the Township and is responsible for appointing the 
Township Manager. The Township Manager directs and coordinates the activities of the various 
departments of local government and serves as the administrator of municipal affairs.  The 
council-manager form of government provides a bridge between the legislative policy-making 
function and the administration and 
delivery of municipal services. 
 

The Neshaminy School District, which 
includes Middletown as well as five 
other adjoining municipalities, 
operates 10 schools which educate 
over 8,500 students. Its only high 
school is located in Middletown. In 
addition, two of the School District’s 
middle schools are in the Township, 
as are four of the District’s 
elementary schools. 
 

Housing Trends 
 
Table 1 below compares Middletown’s housing occupancy rates and trends to those of the 
county. As indicated, the total number of housing units in the Township in 2017 (17,331) was 
virtually unchanged from the total in 2010 (17,316). The county as a whole, however, 
experienced a modest 1.2% increase in total housing units during this time period. Despite the 
lack of growth in Middletown’s housing stock, the Township’s occupancy rate was higher than 
that of the county in both 2010 and 2017. Specifically,  96.5% of the Township’s housing units 
were occupied in 2010, compared to 95.5% of the county’s housing stock. By 2017, Middletown’s 
occupancy rate had dropped slightly to 95.7%, while the county witnessed a similar drop in its 
rate to 94.8%.  

 
Table 1: Occupied and Vacant Housing Units 

 
Middletown Township Bucks County 

2010 Percent 2017 Percent 2010 Percent 2017 Percent 

Occupied 16,718 96.5% 16,584 95.7% 234,849 95.5% 235,909 94.8% 

Vacant 598 3.5% 747 4.3% 11,107 4.5% 12,964 5.2% 

Total 
Housing 
Units 

17,316 100% 17,331 100% 245,956 100% 248,873 100% 

Source: U.S. Census Bureau, Table QT-H1 General Housing Characteristics, 2010 US Census, Table DP04 Selected Housing 
Characteristics, 2013-2017 ACS 

Image 1: Middletown Township Municipal Center. 
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Source: U.S. Census Bureau, Table B25091, 2013-2017 American Community Survey 5-Year Estimates 

 

Table 2 below also highlights the median value of owner-occupied dwellings in 2010 and 2017 
and the change in value during this time period. In both years, the median value of such a 
residence in Middletown was slightly below that of the county. In the Township, the decrease 
was $10,400, or 3.3%, while the county’s decrease was a more modest $5,800, or 1.8%.  

 
Table 2: Median Value of Owner-Occupied Housing 

 
Table 3 below shows the cost of housing as a percentage of income in 2017. According to the 
standard set by the U.S. Department of Housing and Urban Development, no household should 
have to pay more than 30% of its gross income on housing. As the table indicates, 31% of 
Middletown households with a mortgage paid at least 30% of their income on housing costs, 
which was the same as the percentage for the county. However, Middletown renters paid a 
substantially higher percentage of their income on housing. Specifically, 43.5% of them paid at 
least 30% of their income on housing, but an even higher 51.7% of renters in the county spent at 
least 30% of their income on housing. These percentages reflect the relatively high rents paid for 
apartments in Middletown and especially in Bucks County as a whole. 

 
Table 3: Monthly Owner and Renter Costs as a Percentage of Household Income  

Middletown Twp. Bucks County 
 

2017 Percent 2017 Percent 

Housing Units with a 
Mortgage 

7,950 100.0% 122,764 100.0% 

Less than 20.0 percent 2,892 36.4% 49,520 40.3% 

20.0 to 24.9 percent 1,592 20.0% 20,873 17.0% 

25.0 to 29.9 percent 1,002 12.6% 14,393 11.7% 

30.0 to 34.9 percent 563 7.1% 9,520 7.8% 

35.0 percent or more 1,901 23.9% 28,458 23.2% 

Occupied units paying rent 3,933 100.0% 52,488 100.0% 

Less than 15.0 percent 470 12.0% 6,506 12.4% 

15.0 to 19.9 percent 523 13.3% 6,208 11.8% 

20.0 to 24.9 percent 522 13.3% 6,129 11.7% 

25.0 to 29.9 percent 706 18.0% 6,500 12.4% 

30.0 to 34.9 percent 318 8.1% 5,290 10.1% 

35.0 percent or more 1,394 35.4% 21,855 41.6% 

 Middletown Township Bucks County 

2010 2017 2010 2017 

Median Value: 
Owner Occupied 

Units 

$316,700 $306,300 $321,500 $315,700 

Source: U.S. Census Bureau, Table B25077 Median Value, 2006-2010 ACS & 2013-2017 ACS 
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Employment Trends 
 
Table 4 below indicates employment trends in Middletown and Bucks County. As shown, the 
Township’s labor force grew by 5% from 2010 to 2017, although this rate was slower than the 
county’s 6.1% growth rate during the same period. Despite this progress, Middletown’s 
unemployment rate increased from 3.1% in 2010 to 5.6% in 2017, while the county’s 
unemployment rate increased from 3.5% to 5.4% during this time period.  
 
Both the Township and county median income levels are displayed in Table 4 below. Median 
income levels for the Township were higher than those of the county in 2010 and 2017. The 
median income level for Middletown Township was $63,964 in 2010, compared to just $59,727 
for the County. By 2017, median income in the Township had increased by 33.1% to $85,136. 
While the county’s median income increased 37.3%, its median income of $82,031 remained 
below that of the Township. 
 
The industrial sector with the largest number of workers in Middletown in both 2010 and 2017 
was “Educational services, health care and social assistance”; the same was true for the county’s 
labor force. “Retail trade” employed the second highest number of Middletown workers in both 
years, followed closely by the “Professional, scientific, management and administrative” and 
“Manufacturing” categories.  Sectors enjoying the highest rates of growth in Middletown from 
2010 to 2017 were “Arts, entertainment, and recreation, accommodation and food services” 
(45.3%), “Educational services, health care and social assistance” (19.3%), and “Information” 
(18.7%).1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
1 The “Agriculture, forestry and mining” sector actually increased at the highest rate (106.7%) from 2010 to 2017, 
but this dramatic increase was not meaningful since the absolute numbers (60 to 104) were very low. 
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Table 4: Employment and Income Trends 

  Middletown Township Bucks County 

Characteristics 2010 2017 
% 

Change 
2010 2017 

% 
Change 

Employed population (16 years 
and over) 

22,693 23,823 5.0% 308,281 326,994 6.1% 

Agriculture, forestry, fishing and 
hunting, and mining 

60 124 106.7% 1,465 1,719 17.3% 

Construction 1,408 1,365 -3.1% 22,150 21,653 -2.2% 

Manufacturing 2,809 2,768 -1.5% 47,835 38,913 -18.7% 

Wholesale trade 1,039 691 -33.5% 14,145 11,803 -16.6% 

Retail trade 3,222 2,939 -8.8% 41,045 39,707 -3.3% 

Transportation and 
warehousing, and utilities 

1,077 1,055 -2.0% 12,064 12,686 5.2% 

Information 556 660 18.7% 9,590 7,045 -26.5% 

Finance, insurance, and real 
estate  

1,968 1,999 1.6% 25,983 24,987 -3.8% 

Professional, scientific, and 
management, and 
administrative and waste 
management services 

2,460 2,686 9.2% 33,031 40,653 23.1% 

Educational services, and health 
care and social assistance 

4,992 5,954 19.3% 60,286 78,311 29.9% 

Arts, entertainment, and 
recreation, and accommodation 
and food services 

1,237 1,797 45.3% 16,522 24,952 51.0% 

Other services, except public 
administration 

932 1,041 11.7% 13,850 14,217 2.6% 

Public administration 933 744 -20.3% 10,315 10,348 0.3% 

Unemployment Rate 3.1% 5.6% 83.1% 3.5% 5.4% 55.0% 

Mean travel time to work 
(minutes) 

26.5 29.2 10.2% 28.6 29.8 4.2% 

Median household income  $63,964 $85,136 33.1% $59,727 $82,031 37.3% 

Per capita income  $25,213 $40,476 60.5% $27,430 $41,924 52.8% 
Source: U.S. Census Bureau, Table DP-3; 2013-2017 American Community Survey 5-Year Estimates, Table DP03 

 

Land Use and Zoning 
 
As indicated on Figure 3 below, single family residential development occupied the highest 
proportion of the Township’s land with nearly 29% of its acreage. At nearly 21%, the next highest 
was wooded land, much of which is preserved in county and municipal parks, greenways, and 
open space parcels. Not far behind was transportation with nearly 20% of the Township’s   
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Figure 3: Land Use 

 

Source: Delaware Valley Regional Planning Commission 

 
acreage, most of which is devoted to highways, roadways, streets, and parking lots. The 

remaining categories take up only small percentages of land.  
 

As the zoning map on the following page illustrates, there are 17 zoning districts in Middletown, 

of which three are residential-agricultural zones, six are residential zones, four are office and 

commercial zones, two are mixed residential-commercial zones, a single light manufacturing 

zone, and an open recreation zone. The zoning map approximates Middletown’s current vision 

of future land use.  
 

The three residential-agricultural zones are all situated in the northern portion of the Township. 

The RA-1 district encourages the continued use of land for agriculture and limits urban-type 

uses in Middletown’s rural areas. The RA-2 district is intended to permit low-density residential 

development as a transition zone between agricultural uses and medium-density residential 

development. The RA-3 district is designed to allow moderate-density residential development 

while encouraging the preservation of public open space.   
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The six residential districts consist of three single-family zones (R-1, R-1 MOD and R-2), two 
adult/retirement zones (RC and AQC), a multi-family zone (MR), and a mobile home park zone 
(MHP). The R-1 zone, which is most prevalent in the Township’s Levittown section, permits  
urban-type residential development on 15,000 square-foot lots. The R-2 zone can be found 
throughout Middletown and allows similar development on 10,000 square-foot lots. The MR 
zone is located in and around the U.S. Route 1 corridor and allows medium-density multi-family 
development. The RC Retirement Community zone, which can be found in the extreme 
northwestern and central portions of the Township, promotes planned communities for senior 
citizens. The AQC Age-Qualified Community zone can be found in the extreme northeastern and 
central portions of Middletown and is designed to create planned communities for those 55+ 
years of age. The MHP zone is located in the southern and eastern extremities of the Township 
within the I-95/I-295 corridor and is designed to create a planned community of mobile homes. 
 
The four commercial and office districts consist of Commercial (C), Shopping Center (CS), Office 
Campus (OC), and Professional (P) zones. The C zone can be found primarily within the U.S. 
Business Route 1 corridor and provides for the orderly expansion of general retail and other 
commercial uses. The CS zone, which can be found along U.S. Route 1 and Route 413, promotes 
modern, well-designed and integrated retail shopping centers. The OC zone is located at the 
northern end of the municipality and is designed to foster the orderly development of office 
campuses with access to arterials. The P district, which can be found primarily within the Trenton 
Road and Route 413 corridors, is intended to provide for the harmonious development of offices, 
medical facilities, and educational, religious, and philanthropic institutions.  
 
The two mixed-use zones consist of the Apartment-Office (A-O) and the General Business (GB) 
districts. The A-O district can be found in scattered locations throughout the Township but is 
most prevalent along the I-95 – Route 413 corridor in the southern portion of Middletown.  It is 
designed to provide for a harmonious blend of higher density apartments, offices, educational, 
philanthropic, and religious 
uses. The GB district, which 
contains the Oxford Valley 
Mall complex, was recently 
amended to allow multi-
family development, fitness 
clubs, museums/galleries, 
recreational entertainment 
facilities,  and parking decks in 
addition to the major 
commercial, intensive office, 
and light industrial uses that 
were already permitted.  
 
The remaining zones include 
the M-1 Light Manufacturing district and the OR Open Recreation district. The M-1 zone can be 
found along the U.S. Route 1 and U.S. Business Route 1 corridors. It is designed to provide for the 

Image 2: Rendering of the proposed development at the Oxford Valley Mall site highlights 

walkability and quality architectural design. 
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orderly development of light manufacturing uses that will contribute to the Township’s economic 
base. Finally, the OR zone can be found throughout Middletown as it includes the many 
significant parks, public open spaces, and greenways that proliferate in the Township. The zone’s 
purpose is to reinforce the public’s commitment of land to open spaces. 
 
 

The Public Participation Process 
 
The Implementable Comprehensive Plan presented herein reflects ideas expressed and 
recommendations made during the planning and public participation process. As its title 
suggests, this Plan sets forth implementable concepts for improving and enhancing the quality of 
life in Middletown that are citizen-focused, understandable, solution-specific, and current. It is 
the intent of the Plan that the recommendations it contains are both practical and workable.  
 
The public participation process for the Implementable Comprehensive Plan preparation was 
overseen by the Steering Committee. Its members, who represented a cross section of public 
agencies, boards, and community groups, served in an advisory capacity throughout the duration 
of the project, providing critical ideas, suggestions, concerns, and an intimate understanding of 
the Townships strengths and weaknesses. During the process the project team and the Steering 
Committee conducted a SWOT (Strengths, Weaknesses, Opportunities and Threats ) analysis. 
This analysis formed both the basis of topics further investigated throughout the plan and helped  
establish the overall goals and objectives.  
 
In July 2019, dozens of residents expressed their ideas for improving the Township at a public 
open house. These thoughts were discussed with the project team, submitted in written form on 
response cards, and keyed to specific locations on various Township maps.  
 

Organization of The Plan  

 
During the public participation phase of this Plan, concerns expressed at the Steering Committee 
meetings and the open house coalesced around four issues. These issues-- redevelopment and 
housing, transportation, recreation, and sustainability-- form the framework for the Plan. The 
nature of this Plan is to focus on the issues that are important to the community. By focusing on 
real, relevant issues, this Plan is organized in a way that reflects the thinking of Middletown’s 
citizens, and its recommendations are both practical and workable. Consequently, it is the intent 
of this Plan that local officials, stakeholders, and residents take ownership, and by doing so, 
commit to implementing it. 
 
While each of the four chapters of this plan represent a distinct issue, some components of a 
chapter may coincide or overlap with another section of the Plan. Comprehensive planning 
involves overlap throughout multiple chapters and topics that may appear unrelated but 
frequently benefit one another. For example, the Redevelopment/Housing chapter addresses 
adaptive reuse and development strategies which provide great benefits to the transportation 
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network through fewer car trips and increased ridership on public transit. The Transportation 
chapter addresses traffic congestion issues along main corridors, the strengthening of pedestrian 
connections, and multi-modal options for residents to utilize.  The Recreation chapter discusses 
non-vehicular transportation, land use, and protection of natural resources and how these 
elements relate to recreation. The Sustainability chapter deals with energy conservation, 
community facilities, and stormwater management and how these components relate to the 
Township’s sustainability.  
 
Each chapter is structured in an organized manner to provide clear goals and direction for the 
future of Middletown. First, an introduction outlines the broad focus of each chapter. Then, the 
validation section justifies the issue by providing direct examples that the Township is facing in 
relation to the specific chapter. Following the validation, the goals section provides insight as to 
the specific benchmarks that the Township should strive for and lays out direct objectives and 
implementation steps. Finally, the strategies section provides direct implementable examples 
that can allow the Township to achieve the goals outlined in the Comprehensive Plan.  
 
Historically, comprehensive plans took a formulaic approach by aligning with the MPC 
requirements that such plans be consistent with the Code. This frequently resulted in an excess 
of data that matched up with the literal requirements of the MPC but generally did not motivate 
municipalities to improve themselves. There is a current trend among Pennsylvania communities 
to prepare Implementable Comprehensive Plans that are based on a municipality’s unique issues 
and challenges. This Plan is an example of such an approach, and it is anticipated that it will bring 
about positive changes in Middletown. However, ensuring that this Plan aligns with the 
requirements in the MPC can be more challenging than the typical comprehensive plan. To 
mitigate any conflicts with the MPC requirements, a resource has been provided in Appendix H 
which identifies the elements required and presented in this plan. Additionally, as no zoning 
changes are being proposed, this plan is consistent with the planning efforts of contiguous 
municipalities as well as the goals of the county. 
  
This document will establish a set of policies to guide the Township through future planning 
initiatives relating to transportation, redevelopment and housing, recreation, and sustainability. 
This Plan differs from the previous comprehensive plan as it seeks to provide direct 
implementable solutions to issues the Township has been facing and expects to face in the future. 
Due to input provided by the Steering Committee, Township officials and administrators, and 
local residents, this Comprehensive Plan provides a framework for addressing the key issues 
affecting the Township.  
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Topic Areas 
 

Redevelopment and Housing 
 

• Provide support for adaptive reuse of existing buildings 

• Utilize zoning to encourage mixed-use development 

• Support private investment with incentives and outside funding sources 

• Establish Public-Private Partnerships (PPPs) to promote larger-scale projects 

• Encourage infill development and liner buildings along major corridors 

• Incentivize the provision of more affordable housing 

• Provide more varied housing options to suit changing family patterns and lifestyles 
 

With much of Middletown already built out or preserved, future growth should focus on existing 
development and infrastructure. The Redevelopment/Housing chapter describes mechanisms 
for revitalizing Middletown and providing opportunities for new business and employment with 
mixed-use development, higher residential densities, and development around transit.  
 
To this end, identifying creative ways to adapt and retrofit vacant and underutilized properties 
to more productive uses is critical. Encouraging large-scale  development where parking lots and 
warehouses predominate, such as along the U.S. Route 1 commercial corridor, would be one way 
to implement this strategy. Others would be to incentivize mixed-use projects, Public-Private 
Partnerships (PPPs), or other mechanisms that support development with minimal municipal 
commitment.  
 

Transportation 
 

• Provide safe and convenient routes for pedestrians and bicyclists 

• Connect destinations and amenities to nearby neighborhoods 

• Improve roadways and traffic flow on main corridors 
 
This Plan presents a vision for Middletown that is less auto-dependent. Realization of this goal 
will require a safe and accessible pedestrian and bicycle network which will accrue health, 
transportation, and recreation benefits to Township residents of all ages and abilities. This Plan 
calls for the Township to continue advancing a network of trails and multi-use greenways as 
indicated in the Open Space, Parks and Recreation Plan. The Recreation chapter details the latest 
county and Township initiatives which will extend this network to more areas of the Township. 
 
This Plan also envisions greater connectivity between neighborhoods and such destinations as 
parks and recreation areas, transit stations, and commercial retail centers. The current project 
creating a shared-use path from Middletown Community Park through Maple Point Middle 
School to Core Creek Park is a template for enhancing non-vehicular connections in the Township. 
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Consistent with this goal is the management of vehicular speed by utilizing traffic calming 
measures that make street corridors safer and more comfortable for which to walk and bike. A 
related goal is reducing vehicular traffic congestion and facilitating smoother traffic flow 
throughout the Township. By identifying problem intersections and roadway corridors and 
recommending improvements to them, it is hoped that this Plan will bring Middletown closer to 
achieving this goal. 
 

Recreation 
 

• Coordinate with Bucks County in greenway planning and implementation 

• Upgrade existing parks and recreation facilities 

• Maintain the open space outside the Township’s park and recreation 
system  

 
Middletown is blessed with an abundance of park and recreation facilities, and increasing access 
to them will enable citizens to benefit from the many opportunities they offer. While current 
recreational facilities are adequately maintained, continued investment in these facilities will be 
necessary to sustain and enhance the quality of life in the Township. This Plan envisions greater 
community cohesion from a higher degree of pedestrian and bicycle connectivity with and 
between these areas. 
 
This Plan describes a number of strategies to achieve improved pedestrian and bicycle 
connectivity. Four county initiatives currently underway propose multi-use trails in Middletown’s 
greenways. Coordinating with the county in its efforts to complete these projects is critical to 
linking up many of the Township’s parks and recreation areas with each other and providing 
greater accessibility to them. Moreover, it would provide more pedestrian and bicycle access to 
the parks from many of the Township’s residential neighborhoods. 
 
One strategy for addressing the future recreational needs of the Township is updating the 2005 
Recreation, Parks and Open Space Plan Update of the Middletown Millennium Plan. A new update 
would not only identify equipment and structures most in need of replacement or upgrades, but 
it would also address other issues such as improving access, mitigating flooding, and prioritizing 
improvements.  
 
Middletown’s 138 acres of dedicated parkland are dwarfed by the acres of preserves, open space, 
and stormwater management parcels that are controlled by the Township but are outside the 
municipally-managed parks and recreation system. These lands need to be managed wisely and 
maintained so that they will continue to serve as valuable resources for Middletown’s citizens.  
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Sustainability 
 

• Provide welcoming gateways to the Township 

• Mitigate flooding in the Township 

• Promote the more efficient use of energy in the Township 

• Reduce greenhouse gas generation which contributes to climate change 
 
Sustainability is a dynamic condition which recognizes the interdependency between ecological, 
economic, and social systems and requires these systems to be in balance with each other. In its 
efforts to fashion itself into a sustainable community, the Township has demonstrated its 
understanding of this interdependency. In 2015, the Pennsylvania Municipal League recognized 
Middletown’s commitment to sustainability by awarding it Sustainable Pennsylvania’s Gold 
certification. The award acknowledges sustainability achieved by certain Pennsylvania 
municipalities in saving money, conserving resources, and encouraging innovation.  
 
In its continued efforts to become a more sustainable community, the Township is working with 
the county to implement a multi-use trail system which will improve pedestrian and bicycle 
connectivity between residential neighborhoods and nearby parks and greenways.  Additionally, 
it is reducing energy consumption and achieving greater energy efficiencies in municipal 
government operations and facilities. Such measures include an ambitious upgrade of the 
municipal administration’s HVAC system via the state’s Guaranteed Energy Savings Program 
(GESP), its insertion of LED bulbs in street lights, and its installation of electric vehicle charging 
stations in the Township.  
 
This Plan’s vision for achieving a more sustainable Middletown also includes developing 
attractive, welcoming community gateways which serve to enhance community pride while 
improving the Township’s presentation to  those passing through. These gateways can build on 
the success of the Neighborhood Sign Program which is ensuring that, by rebranding 
neighborhood signage, all residential neighborhoods in the Township are easily identifiable. 
Finally, this Plan’s vision for attaining a sustainable Middletown includes improving stormwater 
management by, among other approaches, pursuing “green” strategies which retain more 
stormwater on-site and reduce runoff volumes that contribute to chronic flooding in the 
Township.  
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Redevelopment and Housing 
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Introduction 
 
Since the year 2000, the Township has undergone only modest growth. While there are 
numerous reasons for it, likely factors include the rebirth of urban environments, the Township’s 
well-defined suburban aesthetic, connectivity issues, and the decline of big box and brick and 
mortar stores due to the emergence of  ecommerce. The Township is not alone in experiencing 
these trends as many municipalities around the country are facing similar issues while discovering 
alternative methods for solving their development-based issues. Although these changing trends 
present the Township with formidable challenges, they also offer opportunities to capitalize on 
shifting markets through creative thinking and methods of redevelopment.  
 
Implementing innovative 
types of development is a 
tactic that can be used to 
attract new businesses and 
residents. This chapter will 
discuss various methods of 
developing land and provide 
examples of best practices. 
Opportunities to provide for 
smart growth must be 
capitalized on as Middletown 
continues to update and 
refine its planning goals. 
Many different strategies and 
tools at the disposal of 
municipalities today can be 
utilized to develop and 
improve the local economy. 
By applying  these 
development strategies along heavily traveled roadways, Middletown can revitalize areas that 
have experienced unsustainable development over the last several decades.  
 
The once admired values of suburbia are less sustainable, and Middletown Township is now 
amenable to promoting development in ways that will shift the trend of the sprawling suburbs 
towards a sustainable community more focused on “green” infrastructure and the pedestrian. 
This change will not happen overnight and will require a serious commitment by all parties 
involved, from private investors to local government agencies. Notwithstanding its benefits, all 
parties involved in this shift should be mindful of the impact any changes will have on emergency 
services.  

  

Image 3: The development of Levittown, partially located in Middletown, created 
sprawling suburban residential neighborhoods   
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Validation 

 
Middletown has made much progress since the last comprehensive plan articulated a vision for 
the Township’s future. Keeping up to date with policy and direction is important for a community. 
This Implementable Plan will provide helpful guidelines and citizen-based implementable ideas 
to direct desired development and community improvements and achieve Middletown’s vision.  
 
As seen in Figure 4 below, building permit activity in Middletown Township since 2003 has been 
modest. This  is a reflection of both a lower level of investment during this time period-- a trend 
not uncommon in the United States during the Great Recession-- and the fact that the Township 
is largely built out. 
 

Figure 4. Building Permits Issued per Year, Middletown Township 

 
Source: U.S. Census Bureau, Construction Statistics Division 

 
Newer types of development will be more in demand as Township residents now desire fewer 
car trips and prefer more amenities like grocery stores closer to home. This sentiment has been 
expressed in open house events by residents of the community and should be promoted through 
future development projects. Balancing the needs of the aging generation with those of the 
younger millennial generation is critical to retaining current residents and attracting new ones. 
Diversification of development from age-restricted communities to modern live-work-play 
mixed-use projects will accommodate the needs of a wider range of residents in Middletown 
Township.  
 
Past development projects in Middletown have typically sought out empty land for construction. 
In place of this trend, growth should begin to focus around existing development. In-fill 
development can take advantage of existing infrastructure, thereby making more efficient use of 
utility systems and existing roadways. Promoting development in areas of the Township that 
already attract people on a daily basis can provide ideal locations for mixed-use sustainable 
projects. Transforming these areas into town centers can provide the walkability and connectivity 
that today’s residents desire.  
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As shown in the Introduction section at the beginning of this Plan, a decline in a number of 
industries in both Middletown and Bucks County from 2010 to 2017 was accompanied by an 
increase in unemployment. A lack of investment from existing businesses has resulted in less 
demand for workers in the Township. Providing business owners with opportunities to thrive in 
Middletown is important to supporting a strong economy and should be a priority.   
 
Looking to the future, the DVRPC predicts that by 2045, Middletown will have a population of 
49,000 which equates to an increase of 7.91% from 2015 to 2045 (see Table 5 below). 
Redevelopment trends can accommodate this growth by providing more housing and amenities. 
 

Table 5: DVRPC Population Projection, 2015-2045 

2015 2020 2025 2030 2035 2040 2045 

45,407 46,097 46,748 47,480 48,084 48,580 49,000 
Source: DVRPC, “County- and Municipal-Level Population Forecasts, 2015-2045”, Published July 2016, Accessed: 16 January 2020 

 

Goals 
 

• Provide opportunities for housing that is both affordable and in proximity to amenities 

• Develop and utilize smart growth principles in new projects  

• Revitalize areas of Middletown Township for new business and employment  
 

Strategies 
 

Strategy #1: Provide support for adaptive reuse of existing buildings 
 
Although it is not completely without undeveloped land, the municipality has continued to 
witness the development of many of Middletown’s remaining undeveloped tracts. Adaptive 
reuse of buildings is a powerful tool in the future growth of suburbs nationwide and should be 
promoted in Middletown’s future development. Although parking lots and big box stores 
currently predominate along commercial corridors, the effective use of this tool in these heavily 
traveled areas can provide opportunities for the connected mixed-use developments that 
residents desire.  
 
Although the character of Middletown’s housing is suburban, there are still opportunities to 
connect residential neighborhoods to amenities such as retail/commercial centers. Mixed-use 
buildings containing apartments with ground-floor retail and commercial uses would appeal to a 
growing preference for more walkable lifestyles. Certainly, connections must be improved, but 
these connections must provide destinations for people to walk to. Shopping centers along main 
roads should become greener and more pedestrian-friendly. Walking along the existing expanses 
of asphalt that make up the U.S. Business Route 1 commercial corridor has little appeal, but a 
mixed-use development with a plaza/courtyard in place of these parking lots and warehouses 
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could entice residents and visitors to spend time there, as highlighted in King of Prussia’s Town 
Center (See Image 4 below).   
 
A prime location for retrofitting existing buildings is the Route 1 corridor. Revitalizing stagnant 
commercial areas with a mix of uses has been a successful model throughout the country. A 
recent example of a mall in the region that has reinvented itself is Plymouth Meeting Mall. It has 

done so in large part by adding “experience” destinations that offer alternatives to stores and 
draw potential shoppers to the mall. After anchors IKEA and Macy’s closed, a number of buildings 
were repurposed into a Dave & Busters, a LegoLand Discovery Center, and an AMC multiplex 
theatre. The turnaround is evident from the recent opening of a Whole Foods supermarket, 
Burlington Coat Factory, Edge Fitness, and Dick’s Sporting Goods.  
 
Another shopping mall experiencing a dramatic turnaround, albeit of a different sort, is the 
Granite Run Mall in Media. Like Plymouth Meeting Mall, it recently added establishments not 
traditionally found in malls, including a supermarket and fitness club. However, unlike Plymouth 
Meeting, Granite Run’s revival also has a sizable residential component. A 4-story apartment 
building was recently completed there, and when a second is constructed in the near future, the 
two buildings combined will contain a total of 388 units. Although two of the anchor stores 
remain, JCPenney was demolished to make room for new retail space and a movie theatre 
complex, while the mall’s interior was demolished and replaced with outdoor shopping and a 
dining area with upscale establishments. Now known as the “Promenade at Granite Run”, new 
anchors were recently added, including TJ Maxx, Kohl’s and Michael’s. With plans for a 600-unit 
apartment complex in Oxford Valley Mall on the site of the former Boscov’s, Middletown is 
following Plymouth Meeting’s lead in relying on multi-family housing to revitalize its traditional 
mall.  
 

Image 4: King of Prussia's Town Center exemplifies a lifestyle center featuring a wide range of retail options 
alongside apartments, townhomes, and condominiums. 
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Not all redeveloped properties need to be commercial in nature, as can be seen in the Francisville 
neighborhood where the former St. Joseph’s Hospital is being repurposed to include both retail 
and apartments. These retrofit-type developments have been able to efficiently utilize outdated 
and vacant sites that were once more popular destinations.  
 
Examples of adaptive reuse projects can be seen throughout the area in Cherry Hill, New Jersey, 
Exton, Pennsylvania, and many other locations.  
 

Implementation Steps:  
1) Analyze current market trends to determine what additional uses that could be 

supported by the Township’s tax base and nearby communities. 
2) Based on market study results, redevelop existing older, outdated buildings to suit 

more current needs.  
3) Start dialogue to determine interest in development and if any assistance could 

be provided. 
4) In conversations with owners, develop plans for the reuse and redevelopment of 

the Oxford Valley Mall and other sites.  
5) Amend zoning or rezone in accordance with conceptual plan. 

 

Strategy #2: Rezoning 
 
As is the case with many suburban municipalities, commercial strip mall development in 
Middletown has begun to decline in popularity. This has resulted in increased commercial 
vacancies or a general change to a less desired commercial use. As the desired uses depart, be it 
due to online shopping, changes in a global economy or just an over-saturation of the commercial 
market, Middletown Township will need to adapt. The Township should implement zoning 
district changes in appropriate areas to promote and support transit-oriented development, 
mixed use and infill development that are more sustainable and convenient for residents. 
Creating standards for these zones is not straightforward and cannot simply be borrowed from 
another township. The new standards must pertain to the specific goals and visions of 
Middletown Township, while retaining the community’s character without infringing upon the 
land of current residents.  
 
Achieving these zoning changes can come in different forms. One option is to allow apartments 
in a business zoning district as the Township did when it recently expanded the permitted uses 
in the GB (General Business) zone to enable the construction of a planned 600-unit multi-family 
development in Oxford Valley Mall (a rendering of the development appears at the beginning of 
this chapter). Another option, namely creating a zoning overlay in areas most in need of 
redevelopment, would require the establishment of standards for a new typology of 
development. While the Township currently does have overlay zones, they relate only to airport 
activities, solid waste management, and stormwater management.  
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a. Infill Development 

 
The Township has limited remaining vacant land. While much of Middletown is either 
already developed or preserved, there are still areas which, for various reasons, remain 
either underutilized or otherwise vacant. Whether filling in gaps left between two 
development sites, replacing a low value parking lot, or otherwise reconfiguring a site, 
these parcels of land could be more efficiently utilized. Specifically, areas along major 
corridors such as US Business Route 1, PA Route 213, Oxford Valley Road, New Rodgers 
Road/Veterans Highway, Woodbourne Road, and Durham Road could accommodate 
substantial development on vacant parking lots alone. Infill development does not 
necessarily have to be new. It could mean redeveloping a site or repurposing portions of 
a building 
surrounded by 
expansive, unused 
parking lots to 
meet current 
demand, as is 
currently proposed 
at Oxford Valley 
Mall. In order to 
promote these 
areas as walkable, 
many of these 
parking lots need 
to be reimagined. 
Although 
Middletown Township does not have a town center in a traditional sense, incorporating 
infill projects along  US Business Route 1, PA Route 213 and Oxford Valley Road could not 
only create a more urbanized center, but it could also increase commercial tax ratables.  
 

b. Mixed-Use Development 
 

With the notable exceptions of the A-O Apartment-Office and GB General Business 
Districts, Middletown’s ordinances do not currently allow for mixed-use development. As 
expressed in the public open house for this Plan, Township residents clearly desire mixed-
use development and reduced vehicular trips. Residents discussed Lower Makefield’s 
recent approval of a mixed-use zoning overlay and Newtown Township’s mixed-use 
project at N. Sycamore St and Durham Rd (PA Route 413).   
 
Since the Township largely developed as a suburban community with large subdivisions 
and a circulation network built around the automobile, some areas are not the ideal 
communities for  mixed-use development. While mixed-use development patterns 
provide residents convenient access to work, retail, and other amenities and provide 

Image 5: Cornerstone Tracy’s proposed 600-unit apartment complex in Oxford Valley Mall on 

the site of the former Boscov’s department store.  
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other benefits that promote 
a more sustainable lifestyle, 
mixed-use generally 
increases density and 
reduces unit square footage 
when compared to 
traditional suburban 
development. Additionally, 
in suburban environments 
such as Middletown, 
increased density means 
additional cars on the road.  
 
Much like as indicated in the 

infill development section above, areas along major corridors such as U.S. Business Route 
1, PA Route 213, Oxford Valley Road, New Rodgers Road/ Veterans Highway, 
Woodbourne Road, and Durham Road could accommodate mixed-use. While 
Woodbourne Station is one of two train stations wholly or partially within Middletown 
Township, the design of Woodbourne Road, lack of pedestrian improvements, narrow 
width of rail and highway underpasses and unlikelihood that surrounding residential 
development will be redeveloped in the near future make the station currently unsuitable 
for mixed-use or transit-oriented development (TOD). On the other hand, since these 
drawbacks are absent in and around Langhorne Station,  the area around it is better suited 
to accommodate mixed uses or TOD.  
 

c. Transit-Oriented Development 
 

Transit-oriented development (TOD) is an implementation tool based around transit 
options in a community. By promoting development near the Langhorne train station, 
residents of the Township would be able to utilize the rail line to conveniently access 
Philadelphia and, should they need, West Trenton.  
 
Currently, while Woodbourne Station is within walking distance to quite a few residential 
developments, pedestrian elements, such as sidewalks or crosswalks, are lacking. Not 
surprisingly, Bucks County’s “SEPTA Station Visibility” study classified Woodbourne 
Station as a “drive-up” station. Other constraints on development mentioned above, 
including narrow underpass width and other choke points, limit the potential of the 
Woodbourne Station area for TOD. Until investigations are undertaken to address how 
best these constraints can be mitigated, TOD around Woodbourne Station is not a viable 
consideration. 

Image 6: Goodnoe’s Corner is in Newtown, Pennsylvania on the site of the 
former Goodnoe's Dairy, constructed in 1955. The mixed-use area now 

contains retail and commercial office space, restaurants, and more.  



 

30 
 

 

Langhorne station, on the other hand, could be developed as a transit center, 
notwithstanding that most of the surrounding residential development is outside the 
Township’s municipal limits. While a simple fact, this should not preclude the Township 
from coordinating with surrounding municipalities to promote the train station as a focal 
point for development and investment. For example, neighboring Penndel Borough is 
proposing to extend its TOD Overlay zone westward from the train station along Business 
Route 1 to the Middletown Township boundary. By strategically focusing development 
around this area, Middletown residents could have access to the train station without 
having to get into their cars. Once new development spreads to Middletown, the 
potential for a more walkable community extending into both Penndel and Langhorne 
Manor starts to materialize.  
 
This area along US Business Route 1 is currently zoned for commercial uses and could be 
an ideal location to investigate the creation of a Transit Revitalization Investment District 
(TRID). While the creation of a TRID could be entirely within Middletown Township, it 
would be more practical if the Township created a joint district with Langhorne Manor 
and Penndel.   
 
Implementation Steps: 

1) Analyze current market conditions to determine additional uses which could be 
supported within the Township’s tax base and nearby communities. 

2) Based on market conditions, and the appropriateness of both a site and a 
proposed use, amend zoning to permit additional uses in the Township’s M-1, C, 
GB, CS, OC and P zones. 

Image 7. The Station at Bucks County, located in Warminster, Pennsylvania is a prominent example of 
providing residences near transit options, a strong possibility for Langhorne Station. The 16-acre property 

includes 233 one- and two-bedroom rental units.  
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3) Where mixed-use is considered appropriate, conditional use standards should be 
developed so that the use could be sited on an appropriate sized parcel.  

4) Enter into discussions with both Langhorne Manor and Penndel to develop an 
intermunicipal strategy for the revitalization of the area around Langhorne 
Station. Once a concept is developed, the Township, building on Penndel’s Transit 
Oriented District Overlay, should consider ordinance revisions, TOD strategies and 
map updates.  

5) Explore the possibility of a joint district application for a TRID grant from the state 
which would encourage private development at the station and permit the use of 
tax revenues from the development for public transit improvements and related 
site improvements. The program’s requirements were recently loosened to 
permit taxing authorities to dedicate a portion of the incremental tax revenues to 
the TRID instead of the entire amount. 

 
Strategy #3: Housing Affordability 
 
Affordable housing can mean many things. To some, it means subsidized housing, while others 
will think of public housing or workforce housing. The truth is, affordable housing can be any one 
of these things and is generally a controversial reality of contemporary life. Not only does a lack 
of affordable housing make low-cost labor scarce; it also increases demand on transportation 
systems as workers are forced to travel longer distances between jobs and affordable housing.  
 
Affordable housing benefits a community in other ways as well. As empty-nester couples age and 
become more reliant on fixed incomes, they typically downsize to smaller, more affordable 
dwellings. The availability of affordable housing enables them to remain in the community to 
which they are attached and live out the rest of their lives in familiar surroundings. Toward the 
other end of the age spectrum, the availability of affordable housing enables young couples 
seeking “starter” homes to plant roots in the communities they grew up in. In both cases, a 
municipality with affordable housing options retains residents over the long-term which 
contributes to community stability, cohesion, and resiliency. 
 
As mentioned in the Introduction to this Plan, a significant proportion of Middletown’s 
households spend an excessive amount on housing, based on the federal standard that no one 
should have to pay more than 30% of their income on housing costs. Among homeowners with 
mortgages, 31% spend at least 30% of their gross income on housing, while an even higher 
proportion of Middletown’s renters (43.5%) do so.  Below are two strategies which would address 
this issue by creating opportunities for more affordable housing in Middletown.  
 

a. Residential District Upzoning 
 

This strategy allows for increased density without necessarily permitting additional uses. 
In this scenario, parcels are rezoned to accommodate higher densities. Over time, as 
redevelopment occurs, parcels are reconfigured. One option is reducing lot size and/or 
allowing semi-detached housing. If minimal lot sizes for certain zoning districts were 
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revised and decreased, over time the built form would adapt. This could mean single 
family districts allowing smaller lot sizes or attached/semidetached housing, or  
multifamily districts allowing additional density or height.   
 
In the case of Middletown Township, it would be important to maintain the residential 
characteristics of the zone so to avoid scenarios where the visual environment begins to 
feel scattered and unconnected. If semi-detached dwellings were to be allowed in 
designated areas currently zoned for and/or constructed as single family residences, one 
way to avoid this scattered and unconnected feel is to require semi-detached dwellings 
to look like single family residences. Instances where single-family homes are adjacent to 
townhomes within the same district should also be avoided to prevent such a scattered 
and unconnected feel to the visual environment.  
 

b. Low-Income Housing Tax Credit (LIHTC) 
 

Approximately 90% of all 
affordable rental housing 
created in the United States 
utilizes this credit. The tax credit 
incentivizes the utilization of 
private equity in the 
development of affordable 
housing aimed at low-income 
Americans. To take advantage of 
the LIHTC, a developer will 
typically propose a project to a 
state agency, seek and win a 

competitive allocation of tax credits, complete the project, certify its cost, and rent up the 
project to low income tenants. Simultaneously, an investor will be found that will make a 
"capital contribution" to the partnership or limited liability company that owns the 
project in exchange for being "allocated" the entity's LIHTCs over a 10-year period. As a 
permanent part of the tax code, the LIHTC program necessitates public-private 
partnerships and has leveraged more than $75 billion in private equity investment for the 
creation of affordable rental housing. 
 
In the past, affordable housing projects constructed with LIHTC funding might not be the 
most visually appealing. While there are new projects all over Southeastern Pennsylvania, 
Somerton Court Senior in Bensalem serves as an example of a project with visual appeal.  
 
Implementation Steps:  

1) Consider reducing minimum lot sizes in appropriate locations within single family 
residential zoning districts. 

Image 8: Foxwood Manor Apartments, located in Middletown received 
funding through the LIHTC program.  
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2) Allow semi-detached dwellings in selected single-family residential zones and 
adopt architectural design standards that require such dwellings to appear like 
single family residences. 
 
 

Strategy #4: Incentives 
 
An effective way to promote development is providing tax breaks or programs that enable a 
developer to acquire funding. The Bucks County Economic Development Corporation (BCED) 
offers a range of services to assist companies desiring to bring business to the county. 
Middletown could form a task force or commission to support businesses in relocating to or 
expanding in the Township. These economic development groups provide a wide range of 
support such as loan programs, site selection, and planning efforts to aid business expansion in 
the area. Having such a localized task force working solely for Middletown could be effective in 
incentivizing investment by private developers.  

 
Examples of funding sources: 

• Business Builder Loan Fund 

• Pennsylvania Industrial Development Authority 

• Diverse Business Financing Initiative 

• Pennsylvania Economic Development Financing Authority 

• Small Business First Fund 
 

In addition to the BCED, the county’s Redevelopment Authority is an organization that provides 
assistance to municipalities, businesses, developers, and homeowners for rehabilitation and 
reuse of property. Its goal is to transform underutilized or blighted areas into places that are 
more valuable to the community. The Authority can employ eminent domain powers which can 
be useful and necessary in certain situations, and it can help secure federal, state, or local 
assistance via tax credits, grants, or loans. Both organizations should work to establish an 
enterprise zone or Tax Increment Financing District in Middletown Township to provide 
additional incentives for investment.  
 

Examples of funding sources: 

• Housing Rehabilitation Program 

• Brownfields Program 

• Blight Abatement Program 

• Redevelopment Assistance Capital Program 

• Neighborhood Assistance Program 

• Enterprise Zone 

• Business Loan Program 

• Municipal Grant Program 

• TCDI Grants (Transportation and Community Development Initiative) 
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Implementation Steps:  
1) Establish listing of all available funding sources. Know funding sources so that 

regulations can be tailored to meet the conditions on the ground. In many instances 
the Township could pitch a project to a developer or property owner.  

2) Work with the developer or property owner to secure grant(s) which would help fund 
the project.  

 

Strategy #5: Public Private Partnerships 
 
Ideally, Public Private Partnerships (PPPs) bring private sector competence, efficiency, and capital 
to improving public assets or services when governments lack the upfront cash and resources. 
Consequently, they are valuable alliances that can be formed in a variety of ways.  A developer 
who already has a site in mind but requires favorable regulatory action via rezoning or other 
mechanisms can reach out to local agencies for assistance. In other cases, local governments can 
seek out developers looking to develop on municipally owned property by using Tax Increment 
Financing to effectuate the deal. Although the municipality and the developer have different 
goals in such partnerships and finding a middle ground between these two entities can be 
challenging, PPPs allow the Township to increase financial flexibility. One of the public sector’s 
expectations concerning PPPs is the transfer to the private sector of at least part of the financial 
risk that may be incurred during the lifetime of a project.  

 
Implementation Steps:  

1) Identify project requirements and goals (this can be for either solicited or 
unsolicited projects). Usually, the PPP is designed to achieve a public benefit, 
either from a planning or financial standpoint. 

2) Explore financing sources and consider guarantees which can leverage private 
lenders and lower financing costs. 

3) Structure the project’s contract or other agreement so that it articulates a set of 
incentives and penalties to potential actions of the parties. Define expectations 
and financial obligations to ensure the stability and sustainability of the project. 

4) Develop project and perform due diligence. 
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Transportation 
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Introduction 
 

As displayed on the map below, Middletown Township is the benefactor of exceptional highway 
access, including U.S. Route 1, Interstate 295, Lincoln Highway, Woodbourne Road, and 
Newtown-Langhorne Road. These transportation connections are a strategic asset for the 
Township and have historically contributed significantly to Middletown’s concentration of 
residents, businesses, and employment opportunities. Another valuable transportation asset is 
SEPTA’s West Trenton Line, including Woodbourne and Langhorne stations. This 42-mile 
passenger rail line provides transit access to Philadelphia, New Jersey, and New York City.  

Major transportation corridors restrict walkability across the Township 
 
The major transportation routes within the Township (e.g. I-295, US Route 1, Lincoln Highway, 
SEPTA’s West Trenton Line, Norfolk Southern’s Morrisville Line, and CSX’s Morrisville Line) 
restrict the residents’ ability to use alternative transportation modes such as walking and 
bicycling. Additionally, with the bulk of the Township’s growth occurring after World War II, 
including the notable development of Levittown, commercial land uses are concentrated along 
the Township’s arterial roadways (generally without sidewalks), while residential neighborhoods 
are situated between these major transportation facilities.   
 
Many neighborhoods are positioned in optimal locations nearby popular destinations such as 
parks and shopping centers, but currently lack dedicated sidewalk or trail connections. These 
issues are shared with many suburban towns in America but must be addressed as the 
Township’s goals include creating a more walkable community in the future.  
 
A map displayed later in this chapter shows existing sidewalks located in the Township. This map 
demonstrates that although there is some sidewalk connectivity within residential 
neighborhoods, major transportation corridors such as limited access highways (e.g. US 1, I-295) 
and railroads are generally barriers to greater pedestrian connectivity across the Township. 
 

A 2018 study by Todd Litman, Victoria Transport Policy Institute, indicated that “walking and 

cycling provide affordable, basic transport. Physically, economically and socially disadvantaged 

people often rely on walking and cycling, so improving non-motorized transport can help achieve 

social equity and economic opportunity objectives.” Resources required for providing walking 

and bicycle transport are much more affordable and simpler and should be a main priority for 

the Township in the years to come. The population of Middletown is aging, as much of the 

Township is represented by the baby boomer generation. These residents do not require 

expansion of highways or increased roads. Rather, they need basic sidewalks and the ability to 

cross the street safely without having to contend with vehicles speeding by at 45 miles per hour.  

Additionally, elderly residents can feel trapped in their own homes because of the lack of 

sidewalk connections. Many people do not feel comfortable driving at older ages, and without 

the infrastructure to walk anywhere, they are left without transportation options. 
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Public Feedback: Desire for Alternative Modes 
 
Through the public open house event held for this Plan, the citizens of the Township were able 
to express their thoughts and opinions on the most relevant issues facing transportation in 
Middletown. Many of their concerns had overlapping themes and goals, displaying common 
notions of the major concerns regarding transportation in the community. Residents raised 
mutual concerns about: 

• The walkability of streets; current streetscapes forced everyone to drive everywhere 
because of unsafe or lacking pedestrian infrastructure on streets. 

• They expressed that Woodbourne Road, a heavily traveled minor arterial, needed 
improvements to many aspects, including dangerous intersections, inefficient at-grade 
railroad crossings, and narrow tunnels.  

• Key Township destinations and focal points lack multimodal infrastructure such as Core 
Creek Park and the Oxford Valley Mall; these key community features offer no 
infrastructure for residents hoping to walk or bike to these destinations.  

• Hubs of public transit, such as the Woodbourne Road Station, SEPTA bus stops, and the 
nearby Langhorne Station, are entirely car oriented, and lack sidewalks or other 
pedestrian elements that connect them to nearby neighborhoods.  

The public meetings with residents were clear indicators that connectivity in the town needs to 
be improved. Members of the community expressed a strong desire to not have to drive for basic 
errands and short utilitarian trips. Similarly, they expressed frustration over the lack of safe 
walking and biking facilities which leaves them no other viable option than to drive their car for 
these trips. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Image 9: Traffic congestion on Woodbourne Road is often exacerbated by the CSX Railroad crossing. 
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Goals 
• Provide safe and convenient routes for pedestrians and bicyclists 

• Enhance connections between neighborhoods and businesses 

• Improve traffic circulation in heavily traveled areas 
 

Strategies 
 
Strategy #1: Upgrade the pedestrian, bicycle, and multi-use trail network across the Township 
 
A safe and accessible pedestrian, trail, and bicycle system will provide health, transportation, and 

recreation benefits to Township residents of all ages and abilities. A proposed trail network offers  

a multi-use “highway network” where sidewalk linkages could connect to and residents could 

traverse throughout the Township. The Recreation chapter which follows this chapter will 

address this topic in more detail.  

 

Implementation Steps:  

1) Conduct a walking and bicycling safety audit around key Township destinations such as 

schools, parks, and train stations. 

2) Install high-visibility crosswalks at intersections like those at Styer Market and the Cider 

Knoll neighborhood. 

3) Assess the feasibility of providing a bike lane on Old Lincoln Highway from Maple Avenue 

to Neshaminy High School; since Old Lincoln Highway is a PennDOT-owned road, 

coordinate this assessment and the potential implementation of this bike lane with 

PennDOT.  

4) Assess the feasibility of adding a sidewalk and bike lane on Maple Avenue from the 

Langhorne Borough to Flowers Mill Shopping Center; coordinate with PennDOT. 

5) Assess the feasibility of adding bike lanes/sidewalks along Route 413 to connect Core 

Creek with Maple Point; coordinate with PennDOT. 

6) Assess the feasibility of adding bike lanes on Woodbourne Road between Lower Silver 

Lake Road and Ellis Road, as recommended in the Middle Neshaminy Creek Trail 

Feasibility Study (2019). 

7) Assess the feasibility of implementing shared-lane marking (sharrows) as recommended 

in the Lower Neshaminy Creek Trail Feasibility Study (2016) and the Middle Neshaminy 

Creek Trail Study (2019) for several segments  

8) Conduct a feasibility study to determine potential improvement strategies for the railroad 

underpass at Woodbourne Road and Wood Lane.  
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Strategy #2: Increase walkability and bikeability in and around train stations 

 

Woodbourne Station, the Township’s main access point for public transportation to the West 

Trenton area and Philadelphia, is located on a road that is both narrow and lacking sidewalks. 

The station is accessed almost exclusively by automobile and is situated less than one mile from 

the Oxford Valley Mall which is a major regional destination.  

 

As mentioned in the previous chapter, Bucks County’s “SEPTA Station Visibility” study classified 

Woodbourne Station as a “drive-up” station because of a lack of pedestrian connection to the 

station. The study recommended adding three signs to the area surrounding the station so that 

drivers would know how to get there and how far away it is. One of these signs would be north 
of the station and two to the south, one of which would be at the Woodbourne Road & Lincoln 
Highway intersection. 

 
Walkscore.com, which scores locations based on their ‘walkability’, gave Woodbourne Station a 
walk score of 20 on a scale of 0-100 with 0 being the least walkable and 100 being the most. 
Accompanying the score was a comment that “almost all errands require a car.” The train station 
should serve as a hub of transit that people can easily reach for travel to Philadelphia or West 
Trenton with ease. Instead, the train station is situated where pedestrian or bicycle access is 
difficult and unsafe.  
 
The DVRPC has developed a screening tool for identifying bicycle facilities around train stations 
within the 9-county region it serves. Woodbourne Station earned a 2.6 out of 10 score because 
of the surrounding area’s severe lack of pathways for bicyclists. Recognizing the need for 
improving multimodal access to Woodbourne Station, DVRPC is currently conducting a planning 
study around Woodbourne Station as part of DVRPC’s Safe Routes to Transit program.  One of 
the factors being considered by the study is the potential for connections from nearby pedestrian 
generators (See Figure 5 on the following page). 
 

Implementation Steps: 
1) Install improved station signage (for both motorists and pedestrians) in 

accordance with the Bucks County SEPTA Station Visibility Study. 
2) Install sidewalks around the station to provide pedestrian connection to the 

station from nearby residential areas, Oxford Valley Mall, and other nearby 
amenities.  

3) Install a one-mile multi-use path near Mill Creek connecting the train station and 
residential units along U.S. Route 1 to N. Flowers Mill Road. 

4) Install sidewalks and bike lanes along Woodbourne Road to connect the train 
station to Oxford Valley Mall. 
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Strategy #3: Connect destinations and amenities to each other  
 
Main locations that are in close proximity to each other should be connected, with priority given 
to connecting the most important destinations, e.g., Woodbourne Station, Oxford Valley Mall, 
schools and major parks.  
 

Figure 5: Potential Connections to Woodbourne Train Station 

Implementation Steps:  
1) Improve sidewalks and crosswalk elements along Briggs Road to enable the 

crossing of Langhorne Yardley Road to access Maple Point Middle School. 
2) Improve pedestrian crossings and install sidewalks around Oxford Valley Mall 

where they are lacking these elements. 
3) Enhance the visual appearance of key roadways throughout the Township by 

installing pavers, trees, and landscaping.  
4) Improve pedestrian crossings and sidewalks around parks and integrate them 

(Core Creek, Twin Oaks, etc.) so that nearby residential areas can connect with 
these green spaces in the Township via bicycle and walking. 

5) Adopt a Complete Streets policy via ordinances or resolutions which would 
commit the Township to support these types of streets. 

6) Township should study these corridors and define the preferred alternative for 
the safe passage of pedestrians and bicyclists. Additionally, this study should 
prioritize the potential projects among all such improvements identified within 
Middletown Township. 

 
 
 

Several residential communities exist within a close proximity to Woodbourne Train Station. Improving The 
The connections shown above would greatly increase multi-modal transit in the Township. 
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Strategy #4: Manage safety and speed utilizing traffic calming measures 
 
By calming traffic patterns, streets become more comfortable to walk and bike on, which will 
reduce the number of cars on the road. Currently, residents utilize their cars for most trips. 
Reducing the number of cars on the road would ease congestion, and bikers and walkers would 
feel safer.  

 
Implementation Steps 

1) Install features of the 2003 Middletown Township Traffic Calming Policy on 
residential roads to slow traffic speeds and promote pedestrian/bicyclist safety 
where appropriate. 

2) Integrate traffic calming measures with the creation of complete streets in the 
community for all residents to share through various forms of transportation. 

3) Apply the recommendations from DVRPC’s 2003 study to PA 413 corridor congestion.  
 

Strategy #5: Improve key transportation corridors and intersections throughout the Township 
 
There are a number of improvements to problem intersections that could reduce traffic 
congestion and facilitate smoother traffic flow. These improvements are summarized in Figure 6 
on the following page.  
 

Implementation Steps 
1) Conduct a biennial assessment of congestion issues across the Township, 

identifying and prioritizing potential capital projects. 
2) Schedule biennial meeting with Bucks County Planning Commission to review 

Township priority projects, discussing potential inclusion in future updates of 
DVRPC’s Transportation Improvement Program (TIP). 

3) Identify and monitor upcoming grant opportunities to conduct feasibility studies 
or conceptual engineering. 

4) Conduct a traffic signal maintenance assessment on an annual basis; re-time 
critical corridors every two years. 

5) Assess the feasibility of installing an alert system (using advanced-placed flashers 
and/or other technologies) for the at-grade train crossings at Woodbourne Road 
and Big Oak Road/Township Line Road; coordinate with SEPTA, CSX, and 
PennDOT. 
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Figure 6: Proposed Transportation Improvements 
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Recreation
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Introduction 
 
Middletown Township is blessed with an abundance of environmental resources, including 
parkland, open space, waterways, and greenways. Over the years, the Board of Supervisors has 
had the vision and foresight to acquire large tracts of land from willing private owners to protect 
additional open space from development and preserve it for public recreational use. The 
Township has also forged partnerships with multiple community and regional groups, providing 
an array of recreation services and facilities for its residents while adhering to stringent operation 
and development budgets.  
 
The abundance of acreage and the level of quality with which its parks and recreation facilities 
have been developed has created high expectations for Middletown residents and for those 
contemplating a move to the Township. A growing interest in walking and biking has led residents 
to express a desire for a more ambitious and accessible network of trails in the community. 
Although current facilities are adequately maintained, they may be insufficient to meet the future 
needs of a changing population, as identified through the public input provided for this Plan. 
 
Interest in this issue may be high, but it is not new. The 2005 Recreation, Parks and Open Space 
Update of the Middletown Millennium Plan identified this growing trend and underscored the 
Township’s excellent opportunities for recreation, exercise, hiking, and bicycle trails 
development within and 
connecting parklands and open 
space. While some of the 
report’s recommendations for 
trail development were 
followed, many have yet to be 
acted upon.  
 
As Middletown looks to the 
future, the focus should now 
shift to maintaining what 
parkland and recreation 
amenities it has, further 
developing them where 
appropriate to suit the needs of 
its changing population, and 
coordinating with the County in 
efforts to promote greenways 
and trails throughout the 
Township and beyond. 
 
 
 

Image 10: Incorporating wayfinding signs, bollards, and small kiosks with 
maps can help residents feel safer and more comfortable navigating the trails 

through the many parks located in the Township.  
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Validation 
 
Middletown Township controls 138 acres of dedicated parkland for active recreation and 523 
acres of greenbelt parcels. Through past land purchases, another 306 acres of open space have 
been preserved by the municipality, including the Middletown Country Club (101 ac.), Styer 
Orchards (107 ac.), Langhorne Spring Water Co. (89 ac.), and Spring Valley Farm (10 ac.). The 
Township is also host to 1,380 acres of Bucks County parkland, much of which is taken up by the 
largest regional park in the Bucks County system (Core Creek Park). Added to this total are the 
519 acres of land owned by the Neshaminy School District, much of which consists of athletic 
fields and indoor/outdoor recreation facilities that could be more open and accessible to the 
Township’s residents than is 
currently the case. The largest of 
these properties is the  125-acre 
Idlewood Environmental Station 
behind the high school. 
Middletown Township’s Parks & 
Recreation Department runs 
separate programs for adults, 
teens and youth at the 
Middletown Community Center 
and at many of the Township’s 19 
municipal parks. 
 

Public Feedback: Desire for Accessibility and Connections 
 
During the public open house event, Township residents expressed their preferences and 
opinions on the most pressing issues regarding recreation in Middletown. These comments 
coalesced around the following three issues: 

• Pedestrian and bicycle infrastructure in and around parks,  

• Upkeep and maintenance of parks and recreation facilities, and  

• Increased community access to recreation  
 

Goals 
• Create greater community cohesion by connecting parks and recreation facilities.  

• Invest in the parks and recreation facilities to sustain and enhance the quality of life. 

• Establish greater walkability and bikeability in and surrounding the parks. 
 
 
 
 
 

Image 11. Lake Luxembourg, located in Core Creek Park, provides 
opportunity for water activities and wonderful views of the area.  
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Strategies 
 
Strategy #1:  Coordinate with Bucks County in greenway planning and implementation 
 
Coordination with Bucks County in its efforts to promote the use of multi-use trails in greenways 
that run through or alongside Middletown is critical to linking up many of the Township’s parks 
and recreation areas and providing greater access to them.  It is also critical to linking Middletown 
with other trails and greenways in the region. In addition, it would provide increased 
opportunities for greater pedestrian and bicycle access to the parks from many of the Township’s 
residential neighborhoods. An indication that some coordination with the county is already 
taking place is the membership of Township staff on a newly formed steering committee 
overseeing a county-sponsored feasibility study of the Newtown to D&L Canal Towpath Trail.  
 
There are currently four County initiatives underway that involve multi-use trails in greenways in 
Middletown, all of which have been identified by DVRPC as official greenway corridors. The 
planned Lower Neshaminy Creek Trail includes a segment that connects Playwicki Park to the 
Core Creek Park area and another segment that connects Playwicki Park with a number of 
residential neighborhoods in the Township. The proposed Middle Neshaminy Creek Trail 
connects Big Meadow Park in neighboring Northampton Township with Core Creek Park. The 
Mill-Queen Anne-Black Ditch Creek Trail will link Queen Anne Park with Lions Park, Forsythia 
Crossing Park, and Frosty Hollow Park and will also connect Veterans Memorial Park to Frosty 
Hollow Park. The Newtown Rail Trail will cross the extreme northwestern portion of the Township 
and link Middletown with Newtown, The Circuit’s Pennypack Trail, and Philadelphia.  
 
The map on the following page shows the general location of these trails. 
 

a. Lower Neshaminy Creek Trail: Core Creek Park to Playwicki Park  
 
Route:  The alignment preferred by the County begins at the southwest corner of the Bridgetown 
Pike-Newtown-Langhorne Road intersection, using the paved trail on the south side of 
Bridgetown Pike. Proceed west into Lower Southampton Township before re-entering 
Middletown at Playwicki Park. Use the Park’s existing trails to reach the trailhead in the parking 
lot.   
 
Implementation: The Bridgetown Pike-Newtown-Langhorne Road intersection will serve as the 
connecting point for three trails, including the Lower Neshaminy Creek Trail, the Middle 
Neshaminy Creek Trail, and the Newtown Loop Trail. The Township should work with the County 
as it undertakes significant upgrades to this intersection to facilitate connections between all 
three trails.  
 
 
 

  



 

49 
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b. Lower Neshaminy Creek Trail: Playwicki Park via Bridle Drive to Old Lincoln Highway 
 
Route:  Connect the residential neighborhoods of Ivystream, Langhorne Terrace, and 
Idlewood with Playwicki Park. From Playwicki Park, use the existing entrance drive and 
pass under the Norfolk Southern railroad bridge. Proceed under the new West Maple 
Avenue Bridge, continuing on undeveloped private property for 400 feet and onto  Bridle 
Drive/Oriental Drive. Continue as an on-road trail onto a series of residential streets with 
a spur to Jones Memorial Park, ultimately connecting to Old Lincoln Highway. 

 
Implementation Steps 

1) Cooperate with the County in its efforts to acquire easements on the impacted 
private properties. 

2) Work with the County in its efforts to acquire private properties over which 
easements cannot be obtained.  
 

c. Middle Neshaminy Creek Trail: Big Meadows Park to Core Creek Park  
 
Route: Link Big Meadows Park across Neshaminy Creek in neighboring Northampton 
Township with Core Creek Park, connecting four residential neighborhoods (Sturbridge, 
Georgetown, Hampton Bridge, and Heatons Mill) to these parks. Begin on a two-span 
bridge to be constructed over Neshaminy Creek. One branch will veer to the northeast 
and terminate at Alberts Way. The other veers south through a Middletown-owned 
greenway along Neshaminy Creek before joining an existing trail which will be widened 
over its entirety until it reaches Route 413. A new trail will be located in the right-of-way 
along the west side of Route 413 to its intersection with Bridgetown Pike.  
 
Implementation Steps 

1) Coordinate with the County as it erects a protective barrier between vehicular 
traffic and trail users on the west side of Route 413 in compliance with PennDOT 
standards. 

2) Work with the County in its completion of significant upgrades to the Route 413-
Bridgetown Pike intersection to facilitate connections to the future Lower 
Neshaminy Creek and Newtown Loop Trails, both of which begin at this 
intersection. 
 

d. Newtown Loop Trail (Segments 8a,8b & 9): Core Creek Park to Newtown Bypass 
viaWoodbourne and Silver Lake Roads 
 
Route: Connects Swan Pointe neighborhood to Core Creek Park and Newtown Bypass and 
provides links with Lower and Middle Neshaminy Creek Trails. Begin at the northeast 
corner of the Route 413-Bridgetown Pike intersection and head north onto the vehicular 
bridge over Core Creek and then into Core Creek Park  where it will connect to an existing 
parking area/trailhead on Park Road. Continue north as an adjacent side path to an 
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existing trail within the park. Descend to Lake Luxembourg, cross the lake on a floating 
boardwalk/bridge and run parallel to Tollgate Road to its intersection with Fulling Mill 
Road. Continue along the Tollgate Road extension, following the lake’s shoreline and 
running parallel to Ellis Road. Continue north on Woodbourne Road on bike lanes and 
then onto Lower Silver Lake Road on a shared use trail along the Luxembourg Corporate 
Center property until the Newtown Bypass.  
 
Implementation Steps 

1) Coordinate with the County in its erection of a protective barrier between 
vehicular traffic and trail users on the east side of Route 413 in compliance with 
PennDOT standards. 

2) County needs to acquire an easement across initial 250-ft. segment in the Route 
413 right-of-way which will require coordination with PennDOT. 

 
e. Mill-Queen Anne-Black Ditch Creek Trail: Veterans Memorial Park to Frosty Hollow Park  

 
Route: Connect Veterans Memorial Park with Forsythia Crossing Park, Everitt Elementary, 
Lions Park, and Frosty Hollow Park. From Veterans Memorial Park, proceed along the 
eastern side of Route 413, cross Trenton Road and through Lions Park to the Snowball 
Gate neighborhood. Connect to the Forsythia Gate neighborhood, Forsythia Crossing 
Park, and the recreational facilities at Everitt Elementary using existing sidewalks. Go 
through the Mill Creek greenway and Frosty Hollow Park. Head east within the PECO 
powerline corridor until the Bristol Township line (the cost for this segment is being 
shared with the county). 

 
Implementation Steps 

1) Work with the county in acquiring an easement to enable the trail to traverse the 
gas station property at the Route 413-Trenton Road intersection. 

2) Coordinate with the county in installing a sidewalk along the north side of 
Snowball Drive and in providing that portion of the trail along the east side of 
Snowball Drive in the Township-owned greenway. 

3) Where the trail crosses Frosty Hollow Road, enable the County to install a rapid 
flashing beacon to alert motorists to the trail crossing. 

4) Within Frosty Hollow Park, the county will lay a boardwalk where the trail crosses 
a wetland area. 
 

f. Mill-Queen Anne-Black Ditch Creek Trail: Queen Anne Park to New Falls Road 
 
Route: Connect Queen Anne Park with the Cobalt Ridge Park and Quincy Hollow 
neighborhoods. Begin at the Woodbourne Road-Quincy Drive intersection on Queen 
Anne Creek’s east side opposite Queen Anne Park, proceed through the Township-owned 
greenway, then use the existing sidewalk and roadway on Quincy Drive. Continue in the 
greenway to the bridge over Queen Anne Creek, then along the east side of the Queen 
Anne Creek greenway and enter the PECO powerline corridor. Head southwest, cross over 
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the Creek and reach Bristol Oxford Valley Road, turning south to connect to other 
segments of the trail at the New Falls Road-Bristol Oxford Valley Road intersection (the 
cost for this segment is being shared with the county). 
 
Implementation Steps  

1) Encourage the county to connect the trail to the Cobalt Ridge neighborhood via 
the existing bridge at Quest Road and a smaller existing bridge between Quiet 
Road and Candytuft Road. 

2) The county will acquire an easement over the PECO powerline right-of-way. 
3) The county will build a new bridge over Queen Anne Creek just before the trail 

reaches Bristol-Oxford Valley Road. 
4) Replace the existing footbridge over Queen Anne Creek between Quincy Drive and 

Miller Elementary School with a wider one that can accommodate two-way 
bicycles and upgrade the path over the bridge that links the proposed trail with 
the school to a standard bicycle path.  

5) Apply for DCNR grants to help fund the Township’s portion of the cost for the 
planning phase. 

 
g. Newtown Rail Trail: Neshaminy Creek to Route 332 Route: A 23-mile section of SEPTA’s 

old R8 Newtown/Fox Chase Rail line is being converted to a multi-use trail, a 0.5-mile 
segment of which crosses Middletown’s northwest corner along the western property 
line of The George School. The trail, which has only 5 miles left to be completed, will 
connect Middletown with Northampton Township and The Circuit’s Pennypack Creek 
Trail to the southwest and with Newtown Borough and Township to the north.  

 

Implementation :Discuss with the county measures it can take to insulate The George 
School from any spillover effects from using the trail. 
 

Strategy #2:  Update the Middletown Millennium Plan’s Recreation, Parks & Open Space Plan 
 
In 2005, the Township updated the Recreation, Parks and Open Space Plan of the Middletown 
Millennium Plan. The update presented a vision for how the Township could conserve and make 
the best use of its parks, recreation facilities, and open space. With the passage of time, the needs 
of Middletown’s citizens with regard to parks and recreation have changed, while the facilities 
themselves have aged. Consequently, a new update to the Plan is recommended. The update, 
which would cover the 19 parks, four preserved properties, and 523 acres of greenbelt parcels, 
would identify equipment that needs replacement; buildings, structures, and athletic fields that 
are in need of upgrades; and neighborhoods that lack such facilities.  It would also address other 
issues related to the parks, including improving access, mitigating flooding, and prioritizing 
improvements. Finally, the update would address the need to maintain the greenbelt parcels and 
possibly identify additional parcels for future inclusion. 
 
Strategy #3: Implement existing master plan for Twin Oaks Park 
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The 19-acre Twin Oaks Park is one of the largest and most important parks in the Township’s 
recreation network. A master site improvement plan was prepared in 2010. Current plans for the 
park, which are adapted from the 2010 Plan, include additional parking, walkways, playgrounds, 
landscaping, and ball fields, improved access and upgraded stormwater management. Specific 
plans for renovation of the park have been finalized and are being prioritized. According to the 
current 5-year Capital Improvement Plan (2020-2024), renovations of the park are planned in 
2020.  
  
Implementation: The Township is encouraged to arrive at a consensus on prioritizing the flooding 
problem, given that it is such a serious and timely concern among the park’s users. 
 
Strategy #4: Continue practice of upgrading existing facilities 
 
The Township has recognized that a number of its parks and playgrounds have older equipment 
and facilities in need of replacement with new equipment and structures. The current  Capital 
Improvement Plan includes a number of such replacements and upgrades. Projects are 
determined and prioritized each year with the annual budget through coordination of the 
Township staff and elected officials.   
 
Implementation: The Township is encouraged to adhere to its schedule for park and recreation 
facility upgrades and to continue to evaluate the need for upgrades at Middletown’s other 
municipal parks beyond 2024.  

 
Strategy #5: Maintain preserves 

 
Middletown’s preserved properties include the 100-acre Middletown Country Club, the 109-acre 
Styer Orchards, the 89-acre Langhorne Spring Water Company, and the 10-acre Spring Valley 
Farm. Of these, the Country Club and Styer Orchards are the most frequented by the citizens of 
the municipality. In 2016, a master site improvement plan was completed for the Spring Valley 
Farm. It included improved access, addition of a parking area, creation of a loop trail system, and 
preservation of a majority of the property’s open space. Last year, the Township received a 
$142,500 Municipal Open Space matching grant from the county to complete some of the planned 
improvements and will provide $47,500 of its own funds for the project. 
  

Implementation Steps  
1) Complete the remaining phases of the Spring Valley Farm master plan and 

coordinate these efforts with Penndel Borough which borders the property. 
2) Prepare a master site improvement plan for the Langhorne Spring Water Company 

to determine how best to preserve the property and existing structures for the 
benefit of the Township’s residents. 

 
Strategy #6: Increase public access to open space and recreation properties controlled by others 
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After the County and the Township, the Neshaminy School District is the most significant provider 
of potential recreation space.  Another significant source of open space  in the Township is the 
aggregation of restricted property managed by residential homeowners’ associations. The 
availability of the community’s parks and recreation facilities to Middletown’s residents depends 
on a loosely defined network of cooperation between these groups, generally led by the 
Department of Parks and Recreation (DPR).  
 

Implementation Steps 
1) Initiate discussions with the School District to provide more public access to the  

125-acre Idlewood Environmental Study Center directly behind Neshaminy High 
School. 

2) Work with residential homeowners’ associations with open space properties 
along proposed multi-use trails to ensure that alignments of the trails take these 
properties into account.  

Image 12: Delaware Park Bridge, located in Delaware Park, represents improvements to 
parks to increase pedestrian access. 
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Sustainability 
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Introduction 
 
In Middletown, sustainability is not just about the environment; it’s also about its people. It is 
about the ability of the Township’s citizens to live healthy and productive lives while the 
community’s natural resources are protected so that future generations of Middletowners can 
have the same if not better advantages and opportunities as today’s generation. Meeting the 
needs of the present without compromising the ability of future generations to meet their own 
needs is what sustainability is all about. 
 
A commonly accepted definition of the term states that:  
 

“Sustainable development is that which meets all the needs of the present 
without compromising the ability of future generations to meet their own 
needs.” (Our Common Future, Brundtland Report, 1987) 

 
As the quote above indicates, sustainability relies on establishing and maintaining a balance 
between accommodating current needs and meeting future needs.  Accordingly, decisions made 
with this balance in mind as a guide will ensure that the community, budget, and environment 
are benefited, as opposed to sacrificed or compromised. 
 

Validation 
 
In recent years, Middletown has made much progress towards becoming a more sustainable 
community. With an abundance of natural parkland, open space, greenways, and waterways, the 
Township had a head start. In their wisdom, successive governing authorities acquired much of 
this acreage and preserved it for present and future generations. Homeowner associations 
manage a significant amount of open space in and around their residential developments, thanks 
to the adoption of §440-423 of the Township’s Subdivision and Land Development ordinance 
which requires such associations to set aside acreage in perpetuity for this purpose. When the 
abundance of County parkland and preserved School District property in the Township is added 
to the mix, the total amount of protected land in Middletown is indeed impressive. In addition 
to providing opportunities for the enjoyment of the natural lands themselves, preservation of 
natural lands sustains a community by mitigating flooding. While state law requires the 
protection of wetlands which retain flood waters during storm events, the Township’s acquisition 
of hundreds of acres of drainage parcels serves a similar purpose.  
 
Sustainability of a community is also about preserving its historic resources. The historic 
buildings, structures, and sites found throughout Middletown underscore the historic 
significance of the community and serve as reminders of its past. They are an intrinsic part of the 
Township and help shape its character. For these reasons, preservation of these historic 
resources is essential to sustaining Middletown’s character. In 1992, an inventory of historic sites 
over 100 years old was assembled by the Middletown Historic Preservation Commission (see 
Appendix B at the end of this plan). It lists 113 such sites as well as 14 other sites of interest (two 
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houses on the list are in the National Register of Historic Places). Preserving historic sites and 
protecting them from demolitions, neglect, and encroachment by development will require a 
cooperative effort involving community leaders, landowners, developers and representatives of 
government at all levels. When combined with measures the Township has already taken to 
preserve natural lands, it is hoped that these actions will serve to maintain the current cultural 
feel of the community.  
 
Although progress in becoming a 
sustainable community is most 
evident in its acquisition and 
preservation of natural lands and 
historic sites, Middletown has 
nonetheless been taking steps 
toward sustainability in other 
ways.  The following are just four 
examples: 
 
1. The new energy-efficiency 
upgrade of the Municipal 
Center’s HVAC system is utilizing 
a State-operated Guaranteed 
Energy Savings Program which 
requires vendors to reimburse 
the Township if the expected 
energy amounts used are not reduced and expenses are not saved.  
 
2. In 2017, Middletown’s streetlights and traffic lights were replaced with 3,000 LED fixtures, 
thereby reducing energy consumption, saving taxpayer money and shrinking the Township’s 
carbon footprint. Subsequently, other exterior lighting was similarly upgraded.  LED bulbs emit a 
clearer, whiter light with a better range and last up to 20 years, saving the municipality on 
maintenance costs. A cost savings in excess of $1.1 million is anticipated over the lifespan of the 
lights. 
 
3. A second public electric vehicle charging station will soon be added to the existing one at the 
Department of Public Works. The introduction of such stations in the Township should encourage 
increased ownership of electric and hybrid vehicles in Middletown, thereby reducing 
dependence on fossil fuels and decreasing greenhouse gas emissions that contribute to climate 
change. 
 
4. The Pearl S. Buck Elementary School recently earned an Energy Star certification from the U.S. 
Environmental Protection Agency for achieving energy efficiency without sacrificing comfort. It 
is the only school in Bucks County to have earned such a prestigious national award. 
 

Image 13: Edgemont, also known as The Jenks Homestead, is one of two 
historic sites in Middletown on the National Register of Historic Places. 

Located at 212 Bridgetown Pike, it was originally built around 1820 and was 
placed on the Register in 1977.  
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Despite such progress on numerous fronts, the Township is capable of doing more to ensure a 
more sustainable future. It can continue to mitigate stormwater pollution and further reduce the 
effects of flooding to reduce premiums for those homeowners who are paying for flood 
insurance. It can emulate neighboring Montgomery County which purchases all of its electricity 
from a combination of wind energy and renewable energy credits derived from wind energy. It 
can also incentivize the use of solar panels in the private sector and install solar panels on 
municipal governmental buildings. And it can do more to conserve energy in the administration 
of the Township and improve awareness of sustainability and sustainable development practices. 
Middletown’s Environmental Advisory Council, which advises the Board of Supervisors on 
matters concerning conservation and preservation of natural resources, can play a key role in this 
effort by encouraging sustainable behaviors and making recommendations to the Board. 
 

Goals 
 

• Improve stormwater management in the Township 

• Promote energy efficiency in the municipality 

• Incentivize renewable energy use such as electric vehicles, solar panels, and wind power 

• Increase awareness around sustainability 
 

Strategies 
 

Strategy #1: Provide welcoming gateways to the Township 
 
Historically, the Township has given 
more attention to acquiring and 
maintaining its parks, open space, and 
preserves than  to the ways in which 
it welcomes those who visit and travel 
through the community. However, 
with the success of Phase I of the 
Neighborhood Sign Program, that 
may no longer the case. In 2019, 
Middletown undertook an ambitious 
program to rebrand all neighborhood 
entrance signage. Phase I replaced 
existing signs, while Phase II is adding 
signs to entrances that do not 
currently have them. By ensuring that 
all residential neighborhoods in the 
Township will be easily identifiable, 
the Township-wide upgrade is 
enhancing a collective sense of community identity and pride. 

Image 14: Welcoming gateways can significantly improve the 
aesthetics of entrances to the Township to create visually appealing 

areas of town, attracting visitors and improving quality of life for 
residents.  
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Building on the success of the Neighborhood Sign 
Program, Middletown should consider providing 
gateways at key roadway entrances to the 
Township (see Image 15 above for an example of 
one such gateway at the entrance to another 
municipality).  These gateways would offer the kind 
of visual and experiential welcome that makes 
people react favorably to their initial Township 
experience. Welcoming gateways would improve 
the way the community looks to those who live, 
work, visit, play, and travel here. They also benefit 
their communities in other ways. For example, they 
improve the sense of belonging to a community 
and enhance community pride. Middletown 
citizens who feel this way are more likely to protect 
and preserve for the future the best of what the 
municipality has to offer today.  
 
 
 
 

a. Identify corridor improvement opportunities along main routes leading into and through 
the Township  
The arrival experience can be made more pleasant by adding attractive features such as 
signage and landscaping. Middletown is fortunate to have a Community Beautification 
Committee whose role would be key to implementing this strategy.  
 

Implementation Steps 
1) Identify key corridors through which travelers enter and cross the Township. 
2) Utilize the Community Beautification Committee to identify improvement 

opportunities, prioritize projects, and help pursue grants. 
3) Assign priorities to potential projects.  
4) Where county or state routes are involved, coordinate all efforts with 

representatives of these government authorities. 
 
b. Identify gateway improvement locations along main routes into the Township 

The places where main roads from neighboring communities enter Middletown are potential 
sites for gateways that welcome motorists to the Township. Some gateways could be simple 
signs; others could be intricately designed spaces that include a sign, lighting, and plantings. 
 
 
 
 

Image 15: One of many new identification signs posted 
at the entrance to a Middletown neighborhood. The 
signs use a uniform design that is unique to the 
Township. 
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Implementation Steps 
1) Have the Community Beautification Committee determine which specific 

locations for gateway improvements would be worth investigating more 
thoroughly. 

2) Determine which combination of improvements (signs, lighting, landscaping) 
would be appropriate for each location. 

3) Where county or state routes are involved, coordinate all efforts with 
representatives of these government authorities. 

 

Strategy #2: Improve the stormwater management system to mitigate pollution and flooding  
 
For many years, flooding has been a major issue in Middletown, much of it a result of the 
relatively flat, low elevation of the land that is prone to inundation from the many streams that 
border and traverse the Township. As Middletown’s development accelerated in the 1990’s and 
early 2000’s, these conditions were exacerbated by the dramatic increase in the percentage of 
developed land covered by impervious surfaces, including buildings and paved areas.  
 
In response to the corresponding increase in flooding, the Township’s governing authority has 
made concerted efforts to address this pervasive problem. Fee simple acquisition of greenways 
through which major water courses flow, conservation and stormwater management easements 
over flood-prone lands, and restrictions on construction in flood-prone zones are just a few of 
these efforts. The Township also adopted conservation and stormwater runoff overlay zoning 
districts. Because the stormwater management ordinances associated with these districts are 
specific to each of the watersheds in the Township, they govern virtually all proposed 
development in Middletown. A map of these watersheds appears on the following page. 

 
Although there is a long history 
of flooding in the Township, 
heavy flooding suffered by 
several neighborhoods 
following major storm events 
in 1996 and 1999 spurred 
successive Boards of 
Supervisors to approve many 
of the conservation and 
stormwater management 
measures that are in place 
today. Despite all of these 
efforts, flooding continues to 
be a chronic, worsening 
problem in the Township. 
Frequent flooding along 
Trenton and Woodbourne  

  

 
Image 16: Flooding is a frequent issue along Woodbourne Road as seen in the 
image above. Improvements to stormwater management practices can reduce 

flooding concerns, especially along busy roadways.  
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Roads, and the near cancellation of the entire youth league soccer season in Twin Oaks Park 
in 2019 due to flooding of the athletic fields, underscore both the severity and currency of 
the problem.  
 
a. Develop a community outreach and education program 

Undertaking a community outreach and education program would accomplish two goals: 
it would educate residents and potential investors that the flooding in 1994 and 1997 
were unique events that people need not fear will be repeated; and it would prepare 
citizens to take appropriate action in the unlikely event that another flood of those 
proportions ever happens again. Such a program would support and dovetail with the 
public outreach/education efforts that are required by Middletown’s MS4 (Municipal 
Separate Storm Sewer System) program. The current contest for inlet decals could also 
be a part of this program. 
 

b. Utilize the existing Emergency Management Organization to respond to flood events 
The plan for responding to a flash flood typically consists of two parts:  an immediate 
response approach which focuses on Middletown’s role of alerting residents but mostly 
on how residents can prepare themselves to react to a flash flood; and a more long-term 
response which focuses on establishing an administrative mechanism for responding to 
floods. Fortunately, Middletown has had an Emergency Management Organization since 
the early 1990’s. Responses to floods can be overseen by this organization and addressed 
through its Emergency Response Plan. 
 

c. Maintain the existing flood management system 
Middletown’s streams need to remain free of debris and siltation to ensure that flooding 
can be more effectively controlled, and its impacts mitigated. The Township executes its 
responsibility for removing debris such as fallen trees from waterways that are outside of 
County-owned property like Core Creek Park. However, maintenance of the flood 
management system along Neshaminy Creek is shared with neighboring municipalities 
and with the County. Consequently, Middletown’s efforts to maintain the flood 
management system under its Emergency Management Plan should also include closer 
communication and coordination with these governmental jurisdictions. 
 
Implementation Steps  

1) Create and distribute an informational flyer regarding flooding in the community. 
2) Develop an immediate alert system to warn residents of coming floods. 
3) Work with the Township’s web designer who is currently redesigning the 

Township’s website to create a web portal for this information and coordinate 
with the municipal office responsible for maintaining and updating the website.   
 

d. Participate in FEMA’s Community Rating System 
The National Flood Insurance Program’s (NFIP) Community Rating System (CRS) is a 
voluntary incentive program recognizing and encouraging community floodplain 
management activities that exceed minimum NFIP requirements. As a result, flood 
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insurance premium rates are discounted to reflect the reduced flood risk resulting from 
the community’s actions, provided certain goals are met. Middletown is currently not 
enrolled in this program, and it would benefit those residents who have flood insurance 
with lower rates if the Township were enrolled. 
 
Implementation Steps 

1) Adopt a floodplain ordinance which is a prerequisite for participating in the CRS 
program. 

2) Update/add to ordinance for small stormwater projects (residential). 
3) Meet the three goals stipulated by CRS (reduce flood damage to insurable 

property, strengthen and support the insurance aspects of the NFIP, and 
encourage a comprehensive approach to floodplain management). 

4) Apply for and enroll in the CRS program. 
 

e. Take a “greener” 
approach to stormwater 
management  
Green stormwater 
management practices 
prevent stormwater from 
draining into stormwater 
collection systems; instead, 
these systems retain it on-
site and redirect it to 
vegetative areas that absorb 
the runoff and allow it to 
seep into the ground where 
it recharges the water table. 
Over the long-term, another 
benefit of such practices is 
reduced flooding from 

storm events. Although Middletown’s stormwater management regulations encourage 
the incorporation of low-impact development practices for managing stormwater runoff, 
these regulations are mere recommendations. In addition, there are currently no 
incentives that would otherwise generate more low-impact development practices in 
new development and redevelopment in the Township.  
 
Implementation Steps 

1) In parks, open space, and preserved areas, plant more trees and shrubbery since 
such plantings absorb more stormwater than grassed surfaces which, once 
saturated, allow rainwater to run off into drainage collection systems. 

2) Spearhead redevelopment projects like Middletown’s Pennswood Village which 
retrofitted an aging stormwater detention basin into a naturalized stormwater 

Image 17. Example of a stormwater bump out in East Falls Philadelphia 
which serves to mitigate flooding on the roadway and calm traffic.  
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system of sedimentation and bioretention basins, swales and a treatment 
wetland. 

3) For development and redevelopment projects, adopt an ordinance that requires 
the use of green infrastructure practices, such as bioretention basins, small scale 
bioretention (rain gardens, downspout planter boxes, bioswales, etc.), pervious 
paving systems, cisterns, and vegetated filter strips. 

4) Undertake a campaign to incentivize homeowners to install rain barrels under 
their roof downspouts and redirect runoff so that it can be used for on-site 
irrigation and groundwater recharge.  

 

Strategy #3:  Promote the more efficient use of energy in the Township 
 

Both the public and private sectors have distinct roles in enabling the transition of communities 
from dependence on non-renewable sources of energy to a reliance on renewable sources. In 
the public sector, municipal governing authorities are achieving greater energy efficiencies and 
benefiting taxpayers from the resulting savings in costs in a number of ways. Simultaneously, 
builders and developers are contributing to the transition through more energy-efficient new 
construction and retrofitting of redeveloped properties.  
 

a. Make municipal buildings more energy efficient 
Middletown spends approximately 10% of its budget on energy, and those costs are 
expected to rise in coming years unless additional measures are taken to reduce energy 
consumption. Off-the shelf green design strategies and technologies can make existing 
buildings three to four times more resource-efficient than the average building in the U.S. 
The beneficial impact of an effective energy efficiency campaign can be substantial today 
and will most likely grow over time.  
 
Implementation Steps 

1) Enroll in the State’s Sustainable Energy Finance Program (PennSEF) which provides 
technical and legal assistance and low-cost capital for energy improvement 
projects by municipalities. 

2) For all buildings under municipal control, have Energy Saving Contract 
Organizations (ESCO’s) conduct Energy Audits, the cost of which is covered under 
PennSEF.  

3) Based on the results of the Audits, identify specific potential savings and prioritize 
the energy improvements that are possible. 

4) Upgrade public buildings based on the audits’ recommendations, giving priority to 
lighting, where potential cost savings are the greatest, and install rooftop solar 
panels on municipal buildings for heating and electricity generation. 

5) Like the current upgrade of the Township Municipal Center’s HVAC system, 
complete upgrades of public buildings that come with Guaranteed Energy Savings, 
i.e., vendor’s reimbursement of the Township if the expected energy amounts and 
expenses are not saved. 
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6) Explore the possibility of using 
the PennSEF program to fund 
other energy conservation 
initiatives such as distributed 
generation (e.g., solar PV) and 
microgrids.  

 
b. Consider more energy-efficient 

transportation 
Middletown manages equipment and 
vehicles that facilitate provision of 
services and allow employees to 
conduct municipal business. These 
vehicles and equipment emit 
greenhouse gases as well as other 
pollutants that degrade air quality, 
water quality and public health. A 
“Green Fleet” mitigates these adverse 
impacts, as well as operating costs, by 
improving energy efficiency and 
reducing emissions through the use of 
alternative vehicles.  
 
To effectively combat range anxiety 
among electric vehicle (EV) owners and promote the use of zero emission and reduced 
emission vehicles, the Township can encourage the private use of electric and hybrid 
vehicles by installing additional EV charging stations. The municipally installed charging 
station at the Department of Public Works that was funded with a state grant appears in 
the photo above. The same grant is funding the installation of another station at the 
Municipal Center. The Township will work to continue adding EV charging stations for its 
vehicles and fleet to build upon the locations that private development has established 
throughout Middletown. 
 

Implementation Steps 
1) Consider phasing in Township-owned equipment and vehicles to electric and/or 

hybrid vehicles. 
2) Retire older, less energy-efficient and higher maintenance vehicles that cannot be 

retrofitted or are not used frequently. 
3) Identify locations for EV charging stations that are easily visible and accessible to the 

public, and where drivers can spend time while their vehicles charge (supermarkets, 
theatres, Sesame Place, etc.). 

4) Apply for additional grants to fund the acquisition, installation, operation and 
maintenance of ZEV fast-charging stations. 

Image 18. Electric Vehicle Charging Station, located at 
the Department of Public Works in Middletown, PA.  
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5) Apply to the Pennsylvania Department of Environmental Protection’s rebate program 
for Level 2 (240 volt) charging stations. 

6) Install EV charging stations at various predetermined locations. 
 

c. Incentivize more energy-efficient development and redevelopment 
Municipalities have the authority to adopt laws and regulations that incentivize the use 
of renewable energy and reduce overall energy usage in new developments and 
redevelopment projects. Builders can be encouraged to use green building technologies 
and energy efficient standards like LEED and Energy Star certification in land 
development, rehabilitation and restoration. Incentivizing mixed use development 
around transit stations can increase walkability and reduce the dependence on the 
automobile, thereby reducing fuel consumption.  

 
Implementation Steps 

1) Incentivize the installation on existing and proposed buildings of “green” roofs 
which place an engineered soil medium on roofs that grows vegetation, thereby 
reducing energy consumption and runoff. 

2) Similar to the program initiated by the Borough of Doylestown, adopt a green 
building incentive program in which builders and renovators can reduce permit 
costs and fees by utilizing green building methods and materials to conserve 
energy and resources. 

3) Encourage new construction and redevelopment to incorporate renewable 
materials and purchase building materials that are produced near the building 
site. 
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Appendix A: Environmental Advisory Committee Recommendations for Steering 

Committee 
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Appendix B: Inventory of Historic Sites 
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Appendix C: Apartment Complexes List 
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Appendix D: Fire Companies and Tax Information 
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Appendix E: List of Schools 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

Appendix F: DVRPC Regional, County, and Municipal Population Forecasts, 2015-

2045 
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Appendix G: Floodplains and Streams  
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Appendix H: Consistency with Pennsylvania Municipalities Planning Code 
 

MPC requirement 
Where it can be found in the Comprehensive 
Plan 

Statement of community development 
objectives 

Each chapter contains objectives related to 
community development. 

Plan for land use 
Introduction, 
Redevelopment/Housing Chapter 

Plan to meet housing needs Redevelopment/Housing Chapter 

Plan for movement of people and goods Transportation Chapter 

Plan for community facilities Recreational Chapter, Sustainability Chapter 

Statement of interrelationship among various 
plan components. 

Organization of the Plan 

Short- and long-term implementation 
strategies 

Each chapter contains implementation 
strategies 

Statement that existing and proposed 

development is compatible with existing 

and proposed development in adjacent 

communities and consistent with the 

County Comprehensive Plan. 

Organization of the Plan 

Plan for protection of natural and 

historic resources 
Sustainability Chapter 

Plan to be reviewed in 10 years 
Action items will be reviewed/updated in 

10 years 

Analysis of all of the elements 
Plan developed with Township staff, officials, 
and community residents.  

Adoption process with Bucks County Document will be provided to County 
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Appendix I: Image Sources 
 

Image Source 

Image 1 Middletown Township Municipal Center. Middletown Township Website, Government, 
http://www.middletownbucks.org/government/index.php, Accessed: 20 January 2020. 

Image 2 Oxford Valley Mall Apartments Rendering. Cornerstone Tracy, cornerstonetracy.com/portfolio/, Accessed: 
February 20, 2020 

Image 3 Levittown. Source: Everett Historical, Shutterstock.com, Accessed 30 January 2020 

Image 4 King of Prussia Town Center Complete. IMC Construction. Published 5 October 2017, 
https://imcconstruction.com/king-prussia-town-center-complete/. Accessed 24 February 2020 

Image 5 Oxford Valley Mall Apartments Rendering.  Source: Cornerstone Tracy, cornerstonetracy.com/portfolio/, 
Accessed: February 19, 2020   

Image 6 Goodnoes Corner. Source: Stampfl Associates, "Goodnoe's Corner”, https://stampflassociates.com/goodnoes-
corner/ , Accessed: 16 January 2020 

Image 7 The Station at Bucks County. Source: The Station at Bucks County, Image 10 of 10, Petrucci Residential, 
https://www.stationatbuckscounty.com/, Accessed: 16 January 2020 

Image 8 Foxwood Manor Apartments. Source: NHP Foundation, Foxwood Manor, http://nhpfoundation.org/foxwood-
manor/, Accessed: 30 January 2020 

Image 9 Traffic congestion on Woodbourne Road. Source: Bucks County Courier Times, “CSX and Middletown fight 
over traffic stoppages in Bucks County Court” Published: 4 October 2016, 
https://www.buckscountycouriertimes.com/20ab1486-8685-11e6-9a6c-6b0f04b7c202.html, Accessed 24 
February 2020 

Image 10 Lancaster Junction Recreation Trail. Source: “Lancaster Junction Recreation Trail”, Lancaster County, 
Pennsylvania, https://co.lancaster.pa.us/279/Lancaster-Junction-Recreation-Trail , Accessed: 16 January 2020 

Image 11 Lake Luxembourg. Source: Scenic Bucks County, “Core Creek Park” , 
http://scenicbuckscounty.com/CoreCreekPark/CoreCreekPark.html  Accessed 16 January 2020 

Image 12 Delaware Park Bridge. Source: Middletown Township, 
http://www.middletownbucks.org/community/parks_and_recreation/delaware_park.php, 
Accessed: 30 January 2020 

Image 13 Edgemont/The Jenks Homestead. Source: Jack E. Boucher, photographer - 
http://hdl.loc.gov/loc.pnp/hhh.pa1989/photos.044942p. Accessed 21 January 2020 

Image 14 Welcoming Gateway. Source: Carmel Arts and Design District, “One of four towering gateways, built of brick, 
stone and steel, greet visitors as they enter the District.” 
http://www.carmelartsanddesign.com/pressmedia/pressmedia.html, Accessed: 16 January 2020 

Image 15 Neighborhood Identification Sign. Source: Township of Middletown 2020 Budget, p. 169 

Image 16 Woodbourne Road Flooding. Source: David Garrett, “Heavy rain closed a number of roads in Bucks County” , 
Bucks County Courier Times, Published: 16 April 2018 
https://www.buckscountycouriertimes.com/photogallery/pa/20180416/news/416009997/PH/1 , Accessed: 
16 January 2020 

Image 17 Stormwater Management Bump out. Source: Philly Watersheds, “Queen Lane Water Treatment Plant”, 
http://archive.phillywatersheds.org/what_we’re_doing/green_infrastructure/projects/QueenLane, Accessed: 
16 January 2020 

Image 18 Electric Vehicle Charging Station. Isaac Kessler 
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