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Figure 1. Revitalization Area Map
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The purpose of this plan is to provide Douglass Tow nship and
its residents w ith a feasible strategy to preserve, enhance, and
revitalize Gilbertsville’s main street and historic dow ntown
core. The plan w as written to satisfy the requirements of the
Montgomery County Community Revitalization Program,
through w hich the Tow nship can apply for implementation
funding to achieve the goals and objectives outlined in this
plan. The plan also provides guidance for economic development activities along the entire Philadelphia Avenue corridor
and core areas that are w alkable to that corridor, w ith the intention that those areas can be funded through other programs
and sources, to contribute to the comprehensive revitalization
of Gilbertsville and Douglass Tow nship.
The area eligible to receive funding under the Montgomery
County Community Revitalization Program is quite s mall (dark
red area in map at left), covering only a one-block area of
Philadelphia Avenue. This area is a portion of Census Block
2802.03, Group 2, that w as determined to be eligible for the
county’s funding program based on the set of demographic
and economic eligibility criteria outlined in the Economic Development Program Manual (2009). This plan also addresses the
adjacent blocks of the Philadelphia Avenue commercial corridor in the dow ntow n core, w ith the intention that an extended
area may also be eligible for county funding under the Community Revitalization Program and/or other economic development programs. In addition, this plan identifies large development parcels and potential redevelopment areas in Gilbertsville
that may be eligible for funding assistance under various other
economic development programs.
Gilbertsville’s main street spans just over one mile, from the
Sw amp Pike/Big Road intersection to the Boyertow n border,
just past State Route 100. The historic main street core (from
Congo/Merkel Road to Jackson Road) has a unique, w ellpreserved central village area comprised pr imarily of singlefamily detached and tw in houses that date back to the late

Philadelphia Avenue in Gilbertsville , the historic town center of Dougla ss Township.

1800s and early 1900s, many of which are still in residential
use today.
The blocks of Philadelphia Avenue outside of the central dow ntow n core, closer to Route 100 and to Sw amp Pike, have been
developed more recently w ith typical suburban commercial
uses such as shopping centers, fast food restaurants, car dealers, gas stations, and municipal services. These blocks are
not currently eligible for Community Revitalization Program
funding, how ever some development parcels and businesses
may be eligible for funding under other state and county economic development programs.
This plan w as written for Douglass Tow nship by the Montgomery County Planning Commission, under a Community Planning Assistance contract. The plan w as developed under the
direction of a Revitalization Committee comprised of Douglass
Tow nship residents, business leaders, municipal elected and
appointed officials, and municipal staff.
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Figure 2. Aerial Maps
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Douglass Tow nship, located at the northwestern border
of Montgomery County, Pennsylvania, is a largely rural
municipality totaling 15.8 square miles. Gilbertsville is a
3.4 square-mile Census Designated Place (CDP) w hich
contains the majority of Douglass’ developed land area
and serves as the tow nship’s center of commerce and
government. Gilbertsville is adjacent to Boyertow n Borough in Berks County, and both tow ns share a common
main street, Philadelphia Avenue.
Philadelphia Avenue serves as an east-west route for
truck and commuter traffic in the region, and is one of
the busiest and most developed stretches of road in the
tow nship. A large part of the plan for revitalizing Gilbertsville w ill rely on strategies to calm traffic through
the dow ntown area, and improve the corridor’s multimodal use, making it more hospitable to bikes, pedestrians, and potentially public transit systems. Another key
strategy in this plan is to build a Main Street business
identity for Gilbertsville that is coordinated w ith
neighboring Boyertow n and w ith the larger region.

Figure 3. Pottstown Metropolitan Region Map

DOUGLASS
TOWNSHIP

Douglass Tow nship is a member of the Pottstow n Metropolitan Regional Planning Commission, w hich consists of West Pottsgrove, Upper Pottsgrove, Low er
Pottsgrove, Douglass, and New Hanover Tow nships,
and Pottstow n Borough in Montgomery County, and
East Coventry and North Coventry Tow nships in Berks
County. These eight municipalities meet monthly to coordinate on regional planning issues, and they are all
guided by the Regional Plan w hich sets general guidelines for land use and zoning w ithin the region.
Prepared by the
Montgomery County
Planning Commissio n
November, 2010

Figure 4. Regio nal Map of Montgomery County
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Ancestral home to the Unami, or Turtle, clan of the Lenni Lenape Native Americans, Douglass Tow nship was settled by
Ger man immigrants beginning in the 1680’s, after being
granted to William Penn by King Charles II of England. In
1735, shortly follow ing the death of one of William Penn’s
sons, Philadelphia County Court granted a petition of the inhabitants to create a new municipality called Douglass. The
municipality w as officially established in 1741, making Douglass one of the 28 or iginal tow nships in Montgomery County.
The current boundaries of the tow nship did not come into being until 1807, after several more political divisions and
changes in land ow nership.
Originally one of several small “hamlets” w ithin the Tow nship,
Gilbertsville did not take long to establish itself as the main
center of commercial, industrial, and civic activity. By 1884
Gilbertsville, w ith its expanding cigar industry, lumber and coal
yards, developed into a large enough place to be recognized
as a specific tow n with a “large and flourishing community.”
The tow n had no few er than 3 general stores and 7 cigar factories, making it a virtual boomtow n in the still sparsely settled
Tow nship. Among the other industries in Gilbertsville in 1884
were wheel righting, s mithing, plow making, carpet w eaving,
tin-smithing, carpentering, cigar making, and agriculturerelated industries.

The Gilbertsville Hote l, shown here circa 1906, was a local landmark from the time it
was built around 1845. Though it was in operation for many years as a hotel and
“publick house,” or tavern, it has since been converted into apartments and been
through several alterations in cluding removal of the balconie s.

From the late 1860’s to 1920, East Philadelphia Avenue w as a
toll road run by the Limerick and Colebrookdale Turnpike Company and marked by various toll gates at w hich a fare w as
paid. In 1909, trolley tracks w ere laid on East Philadelphia
Avenue connecting Pottstow n to Boyertow n via New Hanover
Tow nship and Gilbertsville. With the arrival of the trolley in Gilbertsville, riders could use public transportation all the w ay to
Philadelphia. It operated until 1937.
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“ The Corner Shoppe” at the intersection of Gilbertsville Road and East Philadelphia
Avenue, is one of several well-preserved historic buildings in Gilbertsville. The structure date s back to the 1850s.
Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

By the 1920s, industries such as textiles, furniture making, and
the Gilbertsville Motor Company replaced the earlier agricultural-based industries. During this time, Gilbertsville also considered secession from the Tow nship, to try to become an independently-governed municipality. In 1927, a formal petition
was filed to incorporate Gilbertsville as a borough. How ever,
the judicial response w as unfavorable, citing the lack of several
key assets such as a pharmacy or drug store, the lack of an
adequate lumber or coal yard, and a low rate of growth and
building development. In addition, it w as noted that the rest of
the Tow nship w as unanimously opposed to the idea, mainly
due to the higher tax burden that the loss of Gilbertsville w ould
cause the rest of the Tow nship’s property owners.

Avenue. Today, the core village area—about three blocks in
the center of town—retains much of its historic charm, w hile
many older landmarks outside of the core have been replaced.
Gilbertsville still serves as the seat of Township government,
and is the center for retail and commercial activity, how ever
residents typically travel outside of Gilbertsville to larger
nearby areas for work, shopping, and entertainment.

After World War II, Gilbertsville along w ith the rest of the Tow nship reflected the trend of increasing numbers of families populating the countryside as suburbanization began in earnest. By
the 1950’s, many of the historic buildings in Gilbertsville w ere
razed to make w ay for the Route 100 freew ay and modern
shopping centers and strip development along Philadelphia

View of Philadelphia Avenue in Gilb ertsville circa 1910 (at left), lookin g westward toward Boyertown, with the Gilbertsville Hotel at left. Though the road has changed consid erably and many of the facades have been altered sin ce this time, many of the original buildings shown here still stand today, as seen in this photo (at right).
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In order to determine Gilbertsville’s need and capacity for revitalization, and identify the community’s strengths and w eaknesses, it is important to analyze the tow nship’s and the village’s population, housing, and economic trends. Douglass
Tow nship as a w hole has seen significant rises in population,
education levels, and income in recent decades. While Gilbertsville w as seeing slower grow th and declining investment
through the 1980s and 1990s, new census figures show that
more population grow th has been concentrated in Gilbertsville
in recent years than in the rest of the tow nship. This is perhaps a result of the tow nship limiting new development to areas w ith sew er service in Gilbertsville and actively w orking to
promote farming and land preservation in the rest of the township. While the population of Gilbertsville has grow n in recent
years, though, the main commercial corridor has not seen any
significant new investment and is clear ly ripe for revitalization
to support the strong residential grow th in the tow nship.

ing 29%. In the last decade betw een 2000 and 2010, Douglass Tow nship’s population grow th has slow ed somew hat to a
12% rate of increase.
In the last decade, the grow th rate of Gilbertsville Census Designated Place (CDP) surpassed the growth rate of the tow nship as a w hole, w hich is likely a result of land use policies and
programs encouraging farmland preservation and promoting
development w ithin urbanized sewer servic e areas in Gilbertsville.
As of 2010, almost half the total population of the tow nship
lives in Gilbertsville, even though Gilbertsville is only one-fifth
of the land area of the Tow nship. Continuing population
grow th in Gilbertsville, as w ell as the revitalization of neighboring Boyertow n, provide an opportunity to expand business activity and provide public improvements to encourage further
grow th and investment in Gilbertsville.

Population Growth in Douglass, 1900-2020

14,000

Growing Population
As an outlying suburb of Philadelphia w ith proximity to Allentow n and Quakertow n, Douglass Tow nship’s population has
grow n explosively from 2,046 people in 1950 to a current
population of 10,195 people.
In 1810, tw enty years after the first US census, Douglass
Tow nship had a population of just over 600 residents. After
several decades of slow to stagnant growth, the township’s
population began to climb in the 1920s and 30s, and by 1940
there w ere 1,900 residents. The tow nship’s population really
boomed in the post-World War II era, as people began to move
into new houses in the countryside. Betw een 1990 and 2000,
the tow nship’s population continued to climb steadily, increas-

77

Population

12,000
10,000
8,000
6,000
4,000
2,000
1900

1920

1940

1960

1980

2000

2020
(est)**

Figure 5. Popula tion Growth Trend.
Sources: US Census data; proje ctions from the Dela ware Valley Regio nal Planning
Commission (DVRPC).
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Aging Population

I ncrease in School Children

Consistent w ith national and regional trends, Douglass Tow nship is home to an aging population w here a large number of
“baby boomers” (those born betw een 1946 and 1964) appear
to be staying in their homes and in the Tow nship.

The other age groups that increased significantly between
2000 and 2010 are 5-17 year-olds and 18-24 year-olds. Gilbertsville also saw a large increase in children under 5, perhaps as a result of more new homes being built in Gilbertsville,
while the number of children under 5 decreased tow nshipwide. These numbers indicate that there continues to be a
need for centralized schools and recreation facilities in Gilbertsville, and that convenient transportation to and from these
facilities continues to be an issue of great importance to families throughout the tow nship.

The chart below shows the age distribution of the tow nship in
2010, as compared w ith the distribution in 2000. The biggest
increases are in the 45-64 year old age group. The trends in
Gilbertsville (CDP) are very similar to tow nship-w ide trends.
About one-quarter of the population in both the village and
tow nship-wide is 55 and over now, and about half of all persons 55 and over live in Gilbertsville w hile the rest live throughout the tow nship.
Gilbertsville seems to be a good location for age-targeted
housing that is designed for the needs of and older population.

Young adults have also increased in the tow nship, w hich may
simply be indicator of the current economic situation w here
many young people are staying w ith their parents for a longer
time, living at home during college and/or w hile w orking or
seeking employ ment, to save on housing expenses.

Changing Age Composition in Douglass: 2000-2010
2,500

Numb er o f Person s

2,000
1,500
1,000

500

2000
2010

Under 5 5 to 17 18 to 24 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75 and
over

Figure 6. Age range distribution in Douglass Township , 2000 and 2010.
Source: US Census.
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I ncreasing Diversity
The majority of Douglass Tow nship residents (96%) are white
and non-Hispanic. Douglass Tow nship is becoming slightly
more diverse though, as the number of people identifying as
black or African American, Asian, American Indian , Pacific Islander, or some other race or combination of races has increased in the last ten years. In Gilbertsville, the largest increase was in the African American population, w hile tow nship-w ide the largest increase was in the Asian population. In
both Gilbertsville and tow nship-w ide the fastest growing group
was those identifying w ith “tw o or more races.”
The Hispanic population in Douglass has increased dramatically in the last decade, particularly in Gilbertsville. Gilbertsville Census Designated Place (CDP) saw an increase from 19
Hispanic people in 2000 to 117 people in 2010. This is consistent w ith regional trends. For perspective, though, the Hispanic population is still only 2.4% of the overall population of
Gilbertsville and less than 2% of the tow nship as a whole.

Households
Consistent w ith the grow th in school-aged children in Douglass
in recent years, there has been an increase in the number of
families w ith children in the tow nship, and in Gilbertsville in
particular. As shown in Figure 7, the average household size
in Gilbertsville has increased in recent years, w hich is perhaps
indicative of families w ith children moving into the new singlefamily home developments in Gilbertsville.
Douglass Tow nship continues to have a relatively traditional
family structure, w ith the majority of households indicating they
are married couples. About 80% of households in Douglass
Tow nship and 75% of households in Gilbertsville are families
(related or married people living together). This is perhaps due
to the housing stock, of w hich 83% are single-family homes.

H o u s e h o ld Typ e s in D o u g l a s s , 2 0 1 0
Sin g le
Pe r so n ,
17%

O ther
F a m ily, 6 %
Sin g le
Pa re n t , 7 %

2+
Pe r so n s,
Un re la t e d ,
4%
M a rr ie d
C o u p le s
wit h
C h ild re n ,
31%

M a r rie d
C o u p le s
with n o
C h ild r e n ,
35%

Figure 7. Household Types, Douglass Township. As shown here, the majority of
Douglass household s are married couple s, and of those about half have child ren
living at home. Gilbertsville CDP has a very similar distribution of household types,
though there is a hig her percenta ge of single people living in Gilbertsville.
Source: US Census.

Average Household Size:

Douglass

Gilbertsville

2000

2.83

2.61

2010

2.82

2.65

Figure 8. Average Household Size, Dougla ss and Gilb ertsville CDP. While household sizes are shrinkin g slig htly in the township overall, household size is increasing
within Gilbertsville CDP. This is perhaps an indicator that more families have
moved to Gilbertsville than to outlying areas of Dougla ss Township in recent years.
Source: US Census.
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Education, Employment
& I ncome
As is the case with much of the rest of Montgomery County,
Gilbertsville has seen a slow but steady increase in educational attainment levels. From 1990 to 2000, all levels of higher
education except for those with graduate or professional degrees increased, while the percentage of the population w ith
low er levels of education saw decreases (see Figure 9). Part
of this trend may be due to the increasing number of residents
who are choosing to live in Gilbertsville and commute to major
employ ment centers in the region along the Route 422 and
Route 100 corridors.

In recent years, the western portion of Montgomery County
has experienced a significant change in employ ment trends
with the development of Route 422, a major highw ay that permits direct access to King of Prussia, Conshohocken, and the
City of Philadelphia. This has brought more w orkers to the region and more truck access for commercial and industrial uses
to thrive. This has also resulted in a greater number of people
working in a professional capacity, as evidenced by the 2000
figures for occupation. The majority of the workforce in Gilbertsville w orks in management, sales, office, or related professions; much of that is in education or healthcare, w hich is
reflected in regional occupational trends, as w ell. Also a significant number of individuals w ork in manufacturing, production,
and transportation, as illustrated in Figure 10 (next page).

Change in Educational Attainment in Douglass: 2000-2010

Gra duate or profe ssio nal degree
Asso cia te o r Bachelor's d egree
So me coll ege, no degree

2010
2000

High school grad uate (include s GED)
9th thro ugh 12th grade
L ess than 9th grade
-

500

1,000

1,500

2,000

2,500

3,000

Number o f Adults 25 and Over

Figure 9. Educational Attainment, Douglass Township, 2000 and 2010. Reflecting natio nal trends, Gilbertsville’s popula tion has increased its
educational attain ment, with a higher percentage of resid ents havin g completed colle ge and graduate school now than in years past.
Source: US Census.
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35%

Gilbertsville’s median household income, the midpoint level at
which half the households of a given area have a higher income and half have a low er income, is $49,481, w hich is less
than the County median of $75,728 and slightly less than the
state median of $49,737. The median household income for
Douglass Tow nship as a whole is higher than the median in
Gilbertsville. It appears that the higher incomes are in the
new er housing in Gilbertsville, w hile some of the s maller, older
homes and multi-family rentals in the core revitalization area
are home to a high percentage of low -to-moderate income
households.

32%

30%

25%

25%
19%

20%
15%

15%

Of the approximately 4,300 people living in Gilbertsville CDP in
2009, 9.4%, or about 400 people, w ere living below the poverty
level. Of those people, more than 300 of them w ere female.
Poverty in Gilbertsville seems to affect w omen, children, and
the elderly the most — 150 of those living below the poverty
line in Gilbertsville w ere children under the age of 18 and 80 of
them are 65 or over. These figures are another indication that
the core area of Gilbertsville is in need of some public sector
investments to improve the quality of life for all of its residents
and increase the desirability of the area for private investment.

8%

10%
5%

0.4%

0%
1

Percentage of Workers

Figure 10. Gilbertsville’s workforce by occupational sector.
Source: US Census.

Median Income - 2009

Gilbertsville

Median Household Income $
Median Family Income $

11 11

49,481
71,802

Douglass
$
$

66,395 $
83,000

Montgomery
County

Berks County

$

54,139
63,827

$
$

State of Pennsylv ania

75,728 $
93,299

$

USA

49,737

$

51,425

62,520

$

62,363

Figure 11. Median Incomes in Douglass and Gilbertsville , as compared to other geographic areas. Gilbertsville ’s family household s appear to have in comes that compare favorably to regio nal levels, but many non-family households in Gilb ertsville appear to be living with much lower in comes than is typical in our region.
Source: U.S. Census Bureau, 2009 ACS (inflation-adjusted dollars).
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Housing
As detailed in Figure 12, the majority of homes in the tow nship
are single-family detached, compr ising a little over 75% of all
units. Although Census figures show an increase in multifamily units in the tow nship since 2000, according to Montgomery County land development records, the only units built in the
tow nship since 2000 have been single-family detached.

Along the revitalization corridor of Route 73, there is a large
number of older single-family homes, many of w hich are now
rentals or have been converted to multi-family rentals. The
quality of this housing is, in some cases, sub-standard, and the
exterior condition of some homes is poor. One of the priorities
of this plan is to improve both the interior standards and the
exterior qualities of the homes along the Route 73 corridor.

Tw o fee-simple tow nhouse developments, Village Green and
Chandler’s Crossing, w ere built in 1989 and 1993 respectively,
and have about 190 tow nhouse units total. How ever, according to County land development records, there have not been
any new multi-family apartments nor any new tow nhouse developments built in Douglass Tow nship since 2000.
According to tow nship and county records, Douglass Tow nship
has about 380 rental apartments in multi-unit apartment complexes, and another 440 rental units in single family homes
and smaller 2-4 unit buildings. Using these numbers, about
20% of all housing units in the tow nship are rentals. Two
apartment complexes specifically provide subsidized affordable units, one of them being affordable housing for seniors.

Housing by Type :
Douglass Township

2000
Number

Single Family Detached 2,467
Single Family Attached 274
Multi Family (2-4 Units) 196
Multi Family (5 or More Units) 309
Mobile Home
29
Total Housing Units 3,275

2009
%

75.3%
8.4%
6.0%
9.4%
0.9%
100.00%

Number

%

2,854 75.8%
279
7.4%
191
5.1%
432
11.5%
8
0.2%
3,764 100.00%

Figure 12. Housing Types in Dougla ss Township. There has been a notable increase in multi-family housin g in Douglass, almost all of which is located in Gilbertsville CDP. The majority of homes in the township are still by far the single -family
detached homes.

One of many rental propertie s along East Philadelphia Avenue in Gilbertsville . Many older homes along the corrid or have been converted
to rental apartments.
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Land Use
Douglass Tow nship is a largely rural community, w ith only
about 30% of its land area developed w ith residential and
commercial uses. Almost 45% of the tow nship’s land area is
dedicated to agricultural use, and another 22% is w ooded or
open fields. This rural character is a source of great community pride and identifies the tow nship to residents and visitors.
Gilbertsville and areas just outside the Census Designated
Plan ( CDP) contain much of the development in the tow nship, and are served by public infrastructure such as sewer
and w ater service. There are also several s mall villages in
the Tow nship, including Congo, Niantic and Sassamansville,
each of w hic h contain only a small cluster of homes and
businesses. Within Gilbertsville, as illustrated by the map at
right, the predominant land use is residential. The main
street of East Philadelphia Avenue is lined w ith houses,
many of w hich are single family detached homes. Some of
the homes are duplexes, and tow ards the eastern edge of
the village there are some mixed use dw ellings as w ell.
Commercial and office uses comprise only about 3% of the
tow nship’s land. Douglass Tow nship supports a very small
number of Industrial uses, such as Cabot Super metals. Several of the parcels designated industrial are not currently in
use. Industrial uses comprise only 1.2% of the tow nship’s
area– slightly less as a percentage than they did in 1992.
Institutional uses comprise a about 1.2% of the tow nship.
Such uses include the churches, cemeteries, the fire company, the post office, and property ow ned by the Berks Montgomery Municipal Authority (BMMA) and the Boyertow n
School District.

Land Use by Type, Douglass Township

Figure 13. Land Use Types, Dougla ss Township. This chart shows that the township as a whole is primarily undeveloped, with more than two-thirds of the land area
devoted to farming or le ft undistu rbed as field s and woods. The map at right, by
comparison, shows that Gilbertsville is primarily developed, with a broad mix of la nd
uses typical of urbanized areas. Although it is not its own municipality, Gilbertsville
is very similar to the small boroughs throughout Montgomery County that are surrounded by rural areas, such as Colle geville/Trappe, Souderton/Telford and East
Greenville/Pennsburg/Red Hill.
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Existing Land Uses in Gilbertsville (CDP)

Figure 14. Land Use by Type, Gilbertsville Census Designated Plane (CDP)
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ONDITIONS
Generally, the condition of Gilbertsville’s infrastructure could use improvement to meet revitalization goals and create an attractive,
pedestrian-friendly commercial corridor. Much of the physical infrastructure in the village is aging, and little has been done to beautify, modernize, or create consistency along East Philadelphia Avenue as it has developed over the years.

East Philadelphia Avenue
East Philadelphia Avenue is a state-ow ned road (State Route 73) therefore improvements along the corridor must be made w ith
PennDOT coordination. There are continuous sidew alks in the village along most of East Philadelphia A venue, but they are narrow
in portions (three feet or less), are in poor condition in many areas, and often have pedestrian impediments such as curbside mailboxes and badly eroded drivew ay entrances. This plan recommends w idening sidew alks to at least five feet, replacing sidew alks
with continuous, uniform materials, and relocating or streamlining the curbside mailboxes. This plan also recommends w orking w ith
property ow ners to relocate driveway access to rear alleys and remove curbcuts on East Philadelphia Avenue w herever feasible.
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A variety of conditions exist on East Philadelp hia Avenue that will need improvement in order to develop a more attractive, pedestria n-friendly core village shopping environment.
The buildin g at le ft is a newer build ing will a wid e, contin uous sidewalk area between the shopfront and the street. The two photos at left show the challe nges of some of the
older buildin gs on the corridor, which are clo se to the street and have narrow sidewalks inte rrupted by driveway curbcuts and mailboxes.
Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

Utilities

Public Safety

Any streetscape improvements made in Gilbertsville should be
coordinated w ith utility upgrades and improvements. Overhead w ires are prevalent and unsightly in the village. Utility
wires hang low in some areas, and have even led to property
damage w hen trucks have detached electrical w iring from
buildings along the corridor. This plan recommends w orking
with PennDOT and utility companies to fix low-hanging w ires,
replace utilities underground w here feasible, and relocate or
remove drivew ays when feasible.
The majority of Gilbertsville is served by public w ater and
sew er service. There are, how ever, some homes and businesses in the commercial core that still use private w ells and
septic systems. This situation should be remedied to br ing the
village up to modern standards and support future new development. There are portions of the Gilbertsville sew er service
area w hich are currently under a state-imposed moratorium on
new connections. Upgrades w ill need to be made in order to
add major new development in some of the Opportunity Areas
identified in this report.

While crime rates on a per capita basis are similar in Douglass
Tow nship and Montgomery County as a w hole, violent crimes
are almost non-existent w ithin the tow nship (despite a recent
anomaly that brought new s attention to the area this past summer). Both Gilbertsville and the tow nship as a whole do not
contain any areas that are thought to be unsafe, and East
Philadelphia Avenue is seen as a safe corridor. Cr ime is not a
major issue in Gilbertsville, and should not be a deterrent to
the revitalization process.

Buildings
The buildings lining East Philadelphia Avenue are generally in
fair to good condition, though some are in poor shape. The
main property maintenance problem appears to be w ith some
absentee landlords w ho do not maintain their rental properties.
The tow nship is currently considering adopting a rental inspection program and Property Maintenance Code to ameliorate
the situation.
One of Gilbertsville’s great strengths is its stock of historic
buildings, including Victorian-era homes, colonial inns, and attractive brick and stucco buildings. Any improvements to the
corridor should enhance the existing building stock, and new
buildings should be designed to complement them. The tow nship should consider design guidelines, a façade enhancement
grant or loan program, and increased standards for landscaping and property maintenance on the corridor.

The East Philadelphia Avenue corridor core area has a well-preserved stock of historic build in gs that should be enhanced and complemented by improvements.
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existing businesses are unique or important enough to attract
shoppers and visitors from outside the immediate area.

M
MARKET
ARKET A
ANALYSIS
NALYSIS
As part of the existing conditions analysis for this economic
revitalization plan, an inventory w as conducted of all the businesses along the commercial corridor in Gilbertsville (see Appendix). One of the most important recommendations in this
plan is the formation of a Main Street Committee for Douglass
Tow nship, w hich should focus on recruiting businesses and
development to the commercial corridor in Gilbertsville. One of
the first duties of this task force should be the completion of a
“gap analysis,” which will show where there are holes in Gilbertsville’s business mix. In other w ords, w hic h types of businesses are needed in the commercial core to keep residents
from leaving to do their shopping? It w ill also help show which

“ The Corner Shoppe” at the intersection of Gilbertsville Road and East Philadelphia
Avenue, is one of just a handful of uniq ue “ destin ation” shops alo ng the corridor.
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The appendix to this report includes an inventory listing all of
the existing businesses in Gilbertsville w ith direct access to the
commercial corridor, East Philadelphia Avenue. As the inventory shows, there is already a large number of businesses in
Gilbertsville, how ever there are several areas w here the Tow nship may w ish to recruit new businesses to enhance the retail
mix and create more of a shopping destination. In particular,
there are very few specialty retail shops in the commercial district, and there are few dining options other than fast food.
There are also relatively few national chain retailers in Gilbertsville, w hich means the tow n is likely losing a lot of local shopping dollars to other areas in the region.

The Red Hills Tavern, on East Philadelp hia Avenue between Weis Market and
Zern’s Farmers Market, is the type of local eate ry that appeals to resid ents and also
provid es an attractive option for people visiting Gilbertsville .
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Business Mix
One of the objectives identified by the residents, stakeholders,
and Tow nship officials creating this plan is the desire to increase the retail shopping, dining, and job opportunities in the
commercial core in Gilbertsville. Currently, many residents
shop and dine outside Gilbertsville in Boyertow n, Pottstow n,
Limerick, Quakertow n and Collegeville.
The new est shopping amenity in Gilbertsville is the Giant grocery store shopping center, which is located just outside the
core village on Holly Road. There are tw o older shopping centers in tow n, the Tow n Plaza and Gilbertsville Plaza, but both
are in need of upgrading and primarily provide convenience
retail, services, and fast food.
Gilbertsville Plaza, anchored by Weis grocery store, is an older center with a variety
of convenience retailers and services. It is located in the middle of Gilbertsville’s
commercial corridor.

The “ Dougla ss Town Center” pla za, anchored by Giant supermarket, is by far the
newest reta il cente r in Gilbertsville , but it is located ju st off Route 100 and does not
draw visitors onto the main commercial corridor of East Philadelphia Avenue.

The Town Plaza is one of two shopping cente rs on the Gilbertsville commercial corridor. Its anchor lo cation was vacant for many years, though a national retaile r may
be moving in to the space soon.

Chapter 1: Community Contex t
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Gilbertsville’s main street is predominated by auto-related businesses such as car dealers, parts stores, mechanic shops, and
service stations. These properties could provide opportunities
for more retail development in the future.
There are very few fine dining options in Gilbertsville. This is a
gap in service that there appears to be a demand for, based on
Gilbertsville’s population, household, and income trends.
There are only a handful of specialty retailers in Gilbertsville,
and they are spread out from one end of the corridor to the
other. Many people involved in the creation of this plan said
that they enjoy visiting shopping destinations such as Skippack
and Phoenixville, and that they w ould like to see Gilbertsville
become more like those destinations. In order for this to happen, the Tow nship and its volunteer partners w ould need to
focus on recruiting more restaurants and specialty shops to the

“ The Corner Shoppe” at the intersection of Gilbertsville Road and East Philadelphia
Avenue, is one of just a handful of uniq ue “ destin ation” shops on the corridor.
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core, and find w ays to cluster them in a w alkable area that is
no more than tw o or three blocks.
One of the most unique and w ell-know n destinations in Gilbertsville is Zern’s Market, w hich is a year-round indoor farmers market and flea mar ket. Zern’s, how ever is almost 90
years old, and is in need of some maintenance and upgrading
to keep it thriving. It is also limited as a draw to Gilbertsville
because it is only open on Friday and Saturday afternoons and
evenings. One strategy the township might try to increase the
number of specialty businesses in Gilbertsville w ould be to
help Zerns’ vendors open full time stores on Philadelphia Avenue by providing per mitting assistance and helping ow ners apply for start-up assistance funds.

The Red Hills Tavern, on East Philadelp hia Avenue between Weis Market and
Zern’s Farmers Market, is the type of local eate ry that appeals to resid ents and also
provid es an attractive option for people visiting Gilbertsville .
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Zern’s Farmers Market, with an auto auction and more than 100 vendors, is arguably the big gest draw to Gilbertsville for those from outside the area.

Gilbertsville Commercial Corridor Business Inventory
By Establishment Type
Figure 15. The majority of businesses in Gilbertsville are services, inclu din g banks,
accounting and realty firms, hair and nail salons, and a wide array of automotiverelated businesses. There are relatively few dining options, and few “destination”
retaile rs.

The Gilbertsville Tearoom, within the core commercial area on East Philadelp hia
Avenue, is another “ destin ation,” drawing visitors from the surroundin g area who are
lookin g for an auth entic Victoria n tea experience.
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SSTRENGTHS
TRENGTHS

W
WEAKNESSES
EAKNESSES

O
OPPORTUNITIES
PPORTUNITIES

T
THREATS
HREATS

The historic and unique character of Gilbertsville (historic
buildings, Zern’s Mar ket,
tow nship events)

Small base of existing commercial businesses in
Gilbertsville’s core

Funding available to improve
commercial corridor and create a unique and desirable
destination for area residents
& visitors

Retail and commercial economy is w eak; property values
are currently flat

Housing is relatively affordable in Gilbertsville

High percentage of rental
properties and properties in
poor condition

Success and proximity of
Boyertow n’s downtow n can
be leveraged to draw visitors
to the main street

Difficult to improve the retail
mix w hile maintaining the
charming and historic character of the village (chain
stores often w ant to demolish and build new )

Population grow th in the
tow nship and region creates
a solid marketplace for
goods and services

Lack of usable sidew alks and
pedestrian amenities make
pedestrian shopping corridor
difficult (mailboxes in sidewalk areas in particular)

Natural beauty and rural
charm of the region help create a unique brand/image for
Gilbertsville

Reduced public and pr ivate
sector funding availability

Proximity to Routes 100 &
422 and major highw ay system provides easy access to
Gilbertsville

Slow traffic flow and lack of
parking in the core village
area are an impediment to
business

Large sites may be eligible
for economic development
incentives (grants, low-cost
loans) for redevelopment

Sew er and w ater infrastructure in need of upgrades;
coordination w ith utilities,
Postal Service, and Penn
DOT is difficult

Figure 16. “ SWOT” Analysis.
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A number of existing plans help guide grow th and development
in Gilbertsville and the surrounding area.

area; to utilize non-acquisition methods to maintain floodplain,
wetland, steep slope, and ASA preservation; and to complete
development of Tow nship Par k in Gilbertsville. The Tow nship
is currently working on each of these recommendations.

Comprehensive Plan

Park and Recreation Plan

The primary existing planning document for the Tow nship had
been its 1981 Comprehensive Plan, updated from the original
1976 version. In 2005, the Tow nship adopted the Pottstow n
Metropolitan Regional Comprehensive Plan w hich encompasses eight municipalities, six of w hich are in Montgomery
County ( Douglass, New Hanover, Upper Pottsgrove, Low er
Pottsgrove, West Pottsgrove, and Pottstow n), and tw o of which
are in Chester County ( East Coventry and North Coventry).
This regional plan serves as the comprehensive plan for the
Tow nship.

In 1993 Douglass Tow nship also completed a Park and Recreation Plan. It review s previous plans, lists existing park and
recreation resources, estimates future recreational needs, and
recommends additional space for recreational activities. Both
this plan and the Open Space Plan w ill help guide revitalization
activities related to sidew alks, plazas, and recreation facilities
in Gilbertsville.

The Pottstow n Metropolitan Regional Comprehensive Plan
shows the area of Gilbertsville as a “ Community Center” and
its immediate surroundings as a “Suburban Residential Area.”
The plan defines a Community Center as a “…focal point providing a unique sense of place.” Community Centers are proposed to have “office, community shopping, and high density
residential units, all designed as a w alkable pedestrian friendly
area.” This document w ill help guide zoning updates and major development and redevelopment in Gilbertsville.

SSUMMARY
UMMARY &
&C
CONCLUSIONS
ONCLUSIONS

O pen Space Plan

Analysis of existing conditions and development trends shows
that Gilbertsville benefits from strengths that can be reinforced
and opportunities w hich can be built upon. This plan also identifies weaknesses and challenges that the township w ill need
to overcome and solve to create a revitalized commercial core.

The 2005 Open Space Plan w as developed in accordance w ith
the Montgomery County Open Space Preservation Program
Guidelines. It serves as a guide for Tow nship open space
preservation activities, enabling the Tow nship to use public
funding allocations included in the County Program. Among
the key recommendations from this plan w ere: to establish
greenw ays along Sw amp Creek, Minister Creek and Perkiomen Creek; to purchase additional parkland adjacent to the
greenw ays; to provide parkland for the Congo- Sassamansville

In conclusion, Gilbertsville is w orking to improve the conditions
of the village in order to help facilitate a stronger sense of
place, a greater retail mix, and a better quality of life for its residents. Various municipal plans and new development in recent years have helped the village move tow ards this goal.
This plan w ill help identify, solidify and build upon the positive
aspects of the village, w hile identifying and pointing out methods to improve other areas. In short, this plan w ill point the
way to a revitalized Gilbertsville.
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CREATING
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V
VISION
ISION
The revitalization goals and objectives outlined in this chapter
were developed from an analysis of existing conditions in the
community, guidance from the Douglass Tow nship Revitalization Committee, and public input gathered at open taskforce
meetings as w ell as a community meeting held in November
2008.

Revitalization Committee
The Douglass Tow nship Revitalization Committee met monthly
to review the work of the planners writing this report, and to
create the best list of goals and strategies for their community.
The committee w as comprised of tw elve members representing a variety of organizations, businesses, and neighborhoods
in Douglass Tow nship. The Tow nship Manager and other
tow nship staff also participated in the meetings, and members
of the public often attended as well. Both the Board of Supervisors and the Planning Agency w ere given periodic progress
reports, and w ere given an opportunity to review and comment
on the goals and the plan as w ell.
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Commu nity Visioning Meeting
A public meeting w as held at the Gilbertsville Fire Company on
Thursday, November 6, 2008, w ith nearly fif ty people attending. First, the attendees w ere given an overview of the
County’s Community Revitalization Program and the process
and purpose of writing this plan. Second, attendees participated in a hands-on exercise and discussion that helped
shape the direction of the Revitalization Committee’s goals
and helped set the priorities for implementing the revitalization
strategies. The meeting also provided time for attendees to
ask questions and share their vision, hopes, and priorities for
their community.

Public Plan Review
Finally, after a draft of this plan w as completed, it w as posted
on the tow nship and county web sites, and distributed through
various community groups, elected officials and appointed
committees, in order to solicit public feedback. A public meeting w as held to review the plan in November, 2010, and comments w ere subsequently addressed in this final draft.

The photo simulation, at right, of East Philadelphia Avenue with new sidewalks,
coordinated mailboxes, and new street trees, is part of the visio n for a revitalized
Gilbertsville .
Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

V
VISION
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STATEMENT
TATEMENT
Douglass Township is unique in that it is a largely rural, agricultural community that is served by a busy traditional town center in Gilbertsville.
The Township envisions an East Philadelphia Avenue commercial corridor that is uniformly attractive and lively with activity, with a pedestrianfriendly core. Building upon existing strengths and attractions, Gilbertsville will become a frequent destination for residents and visitors alike,
drawn by an increased number of retail shops, offices, dining options,
and community events, and enticed by Gilbertsville’s unique image and
identity.

With the Economic Revitalization Plan as its roadmap, the

Township will pursue funding for major infrastructure improvements,
and it will provide citizens, business owners, and developers with the
tools and support to make this vision a reality.
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Goal 1

Goal 2

Create a uniformly attractive commercial
corridor along East Philadelphia Avenue
with a pedestrian-friendly and accessible
core area.

Market Gilbertsville to attract new development, new businesses, and visitors seeking
a unique destination.
Spe cific Strate gie s:

Spe cific Strate gie s:

•

Establish a Main Street Committee to recruit and assist
businesses, promote and manage annual events, and coordinate marketing & beautification efforts

•

Create a unique “brand” for Gilbertsville, to be used on
signage, banners, and promotional materials

•

Install w ay-finding signage to direct visitors to businesses,
parking, and landmarks

•

Establish gatew ays welcoming visitors to Gilbertsville

•

Coordinate marketing and events w ith Boyertow n, Pottstow n, the Tri-County Area Chamber of Commerce, and
other established local and regional organizations

•

Create zoning overlays and bonuses to provide incentives
for new development and incentives to convert properties
on Philadelphia Avenue to commercial business uses

•

Establish inventory of historic properties, and promote historic qualities of the area

•

Install new sidew alks in compliance w ith Penn DOT and
ADA standards, and remove or replace mailboxes

•

Coordinate utility improvements w ith streetscape improvements, including w ater and sew er line upgrades, utility w ire
improvements, and postal delivery changes

•

•

•

•

Improve streetscape w ith new curbs, crosswalks, streetlights, benches, trash receptacles, planters, and street
trees
Establish design guidelines for commercial corridor properties, and encourage housing improvements and commercial façade improvements meeting the design guidelines;
also establish design standards for commercial signs and
lighting
Study and implement plans to improve traffic flow and public parking
Plant street trees and coordinated landscaping w here feasible
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Goal 3
Enhance the Quality of Life for Douglass
Township Residents
Spe cific Strate gie s:
•

Increase retail shopping, dining, and job opportunities in
commercial core of Gilbertsville

•

Plan to accommodate long-ter m grow th of the Gilbertsville
area, including increased traffic flow, utility capacity, school
capacity, and community services and amenities

•

Include public participation in long-range planning for
grow th and development

•

Promote appropriate development opportunities to increase
ratable tax base

•

Enhance public parks and gathering spaces to promote
recreation & community pride

•

Use zoning amendments and ordinances to guide grow th
and protect historic and cultural resources

Gilbertsville in 2010
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Figure 17. Map of Proposed Location of Physical Improvements
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The most important first step the tow nship can take to improve
East Philadelphia Avenue’s image as a shopping destination is
to make it a desirable place to w alk. There are currently many
impediments to w alking, including narrow and deteriorated
sidew alks and high traffic speeds. The follow ing steps w ill dramatically improve Gilbertsville’s viability as a retail destination.

1. Change Postal Delivery & Mailboxes
Work w ith the U.S. Postal Service to remove mailboxes from
sidew alk areas, and replace w ith an alternative mailbox and
delivery system. Gilbertsville currently has Curbside Delivery,
meaning that a postal w orker drives dow n the street and delivers mail from the truck to the curbside mailbox.

2. Repair / Replace Sidewalks and Curbing
After the tow nship and USPS deter mine the best course of action regarding mailbox location, the tow nship should w ork with
an engineer to design a continuous sidew alk of uniform w idth
and materials throughout the commercial corridor on East
Philadelphia Avenue, w ith new coordinated curbing. The project can be phased, w ith Phase One covering the core block
around the Tow nship Building from Mer kel Road/Congo Road
to Jackson Road. Subsequent phases should continue the
sidew alk and curbing treatment out to Big Road/Gilbertsville
Road, and then eventually w estw ard tow ard Boyertown.
The municipality should also consider amending the Subdivision and Land Development code to ensure that any new development along the corridor is required to install matching
streetscaping.
There are many attractive options for sidew alks and curbing. It
is recommended that the tow nship consider historical and ar-

One alternative option w ould be Central Point Delivery using a
Cluster Box Unit for each block, either located at the middle of
each block on Philadelphia Avenue, or in the rear on a central
alley (see the end of this chapter for more information on the
rear alley concept). This is not an optimal idea as it is inconvenient for residents and businesses, and it does not eliminate
the problem of a lack of space in the right of/sidew alk area for
such facilities.
The best alternative w ould be to have the U.S. Postal Service
agree to door-to-door City Delivery, w ith mail delivered to front
doors by postal w orkers traveling on foot.
If the mailboxes must remain w here they are, the tow nship can
provide a standardized mailbox design, like the one in the image at right, that can be purchased w holesale through the
tow nship and installed uniformly as part of a new sidew alk project.
If the township can’t get door-to -door mail delivery, another option may be to install
uniform mailboxes that are designed to fit into sidewalk areas (photo simulatio n).
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chitectural context as w ell as maintenance and durability w hen
choosing curb and sidew alk materials. For ease of uniformity
and replacement, w e recommend a combination of standard
concrete sidew alks with new curbing and, if space allows, a
decorative verge of bricks or cobble pavers. The verge (area
betw een the sidew alk and the street) helps make pedestrians
feel that their space is visually separated from traffic lanes, and
can also be used to delineate the area for such items as streetlights, trees, planters, and trash receptacles. It is recommended that the sidew alk be designed and engineered to accommodate street trees and street lights, w hether they are installed initially or added later.
Sidew alk installation can be a large investment by a municipality; tow nships and boroughs who have undertaken such projects have found that they get great returns in the form of increased private and business investment in their commercial
area, and great gains in the number of visitors to their dow ntow ns.

Jenkintown, PA, revitalized their commercial district with simple concrete sidewalks
accented with brick strips, with new, matching streetlig hts and parking meters.

At Left: The sidewalk treatment used in East Greenville,
PA, combining standard concrete with a brick verge, may
be an attractive option for
Gilbertsville .

At Right: Detail of the sidewalk, tree pits, and brick verge
used in Pennsburg and East
Greenville.
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3. Install Crosswalks
Crossw alk installation is an important step in making the dow ntow n area more pedestrian-friendly. Crossw alks should ultimately be installed at every intersection along the designated
commercial corridor on East Philadelphia Avenue, from Big
Road/Gilbertsville Road to the Boyertow n line, past Route 100.
Crossw alks should be installed for all travel directions, both
crossing East Philadelphia Avenue and crossing the side
roads.
A variety of crossw alk materials can be used to create a safe
area in w hich pedestrians can cross the street, from the simplest, most cost-effective Zebra striping to more elaborate
stamped concrete and paver treatments. The tow nship can
also consider a variety of pedestrian crossing signals or sign-

age. At a minimum, it is recommended that pedestrian crossing signs be installed at each intersection, reminding motorists
to yield to pedestrians in the crosswalk. Some communities
have invested in lighted pedestrian crossing signals mounted
on traffic signal poles as part of their streetscape programs.

4. Install Pedestrian-Scaled Streetlights
Good outdoor lighting can create a pedestrian friendly environment and encourage more w alking, w hich is especially beneficial to neighborhood business districts. Pedestrian-scale lights
improve w alkw ay illumination for pedestrian traffic and enhance community safety and business exposure. Typically, this
lighting is positioned over the sidew alk, rather than the street,
at about 12 to 15 feet above the sidew alk. Illumination levels
will need to be coordinated w ith Penn DOT standards, but the
overall effect should be even, consistent low-level lighting for
the length of the sidew alk, w ith more intense safety lighting at
intersections. Streetlights in commercial districts w ould typically be placed anyw here from 80 to 150 feet apart. In Gilbertsville, this w ould mean that the block betw een Congo Road
and Wilson Ave. w ould have four or five streetlights, w ith one
near each intersection and several mid-block.
Pedestrian-scaled street lighting can either be installed as part
of the sidew alk/streetscape project, or it can be added later as
more funding becomes available.
Eventually, if traffic signals are replaced or upgraded, or if new
ones are installed as part of a development, these can be coordinated to match the styling of the street lights. Some communities have also installed coordinating utility mounting poles
made of cast iron or similar materials, to replace w ood telephone poles. This w ould be a great upgrade for Douglass, and
should be pursued w ith utility companies, w ho may be w illing
fund all or part of the project.
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Pedestrian crosswalks are recommended at all intersections throughout the commercial corrid or, to improve safety and walkability. This crosswalk in Newtown, PA,
is a creative variatio n on the typical zebra stripe crosswalk.
Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

5. Plant Street Trees & Coordinated Landscaping
Trees and landscaping are among the most important features
to create a feeling of vibrancy and comfort in commercial districts and neighborhoods alike. Trees shade the sidew alk, cool
the pavement on w arm days, and provide visual interest, softening the hard lines of buildings and paved areas, making an
area appear more attractive. Numerous studies have shown
that healthy street trees and landscaping can be a very cost
effective way to improve an area.
If there is space in the street right-of-way, tree pits should be
included as part of the streetscape/sidew alk improvement project. In addition, incentives to business and property ow ners
can encourage landscaping and tree planting in front yards
along the commercial corridor. This item is included as a midterm priority because it should be done after sidew alk renovation is completed.

The commercial district in Ambler, PA, is greatly enhanced by the shade and greenery of mature street trees.

Benefits of street trees include:
•

trees dramatically improve property values

•

cars typically drive more slow ly on tree-lined streets

•

trees provide shade, encouraging more w alking

•

trees can cut traffic noise, reduce glare from lights, and
clean the air

•

trees are relatively inexpensive to maintain (average $30
per year) but have great economic benefits

The Chestnut Hill neighborhood of Philadelp hia benefits from street trees, and is
also enhanced by seasonal plantings added by the Business Associatio n and individual busin ess and property owners.

Chapter 3: Physic al Infras tr uc tur e Improv ements
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6. Design Plazas, Seating Areas, Landscaping, and other Amenities
There are several areas along Gilbertsville’s commercial corridor that w ould make perfect “pocket parks” or plazas, providing seating for pedestrians or outdoor dining areas adjacent to restaurants. The tow nship has already successfully installed an attractive
seating area in front of the Tow nship Building, right in the heart of the commercial district. This area w ould be enhanced and could
be expanded by the addition of other streetscaping.
In the long term, after the highest priority streetscape improvements are complete and the commercial corridor has begun to see
more businesses and foot traffic, the township can then invest in a trash and recycling receptacle program, and begin to add
benches, informational signage, and other amenities such as bike racks and public art.

After initial improvements are made in Gilbertsville to create a more unifie d, attractive, pedestrian-friendly commercial corridor, further enhancements can be added. These in clude: pla zas, benches, trash and recyclin g recepta cles, and seasonal planers. Shown here: Ambler (left), Narberth (center), and Ardmore (rig ht).
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The pla za in front of the Dougla ss Township Building enhances the core commercial area of Gilbertsville and makes it a more attractive pla ce to visit.

Souderton Borough, PA, has had great success with their streetscape improvements. This public plaza has won several awards since it opened last year, and it
serves a a focal poin t for their downtown revitalization.

Before
The photo-simula tion at right shows the effect that streetlig hts, a
crosswalk, street trees, and an enhanced plaza in front of the Douglass Township Build ing could have in Gilbertsville. This is not a recommendation of specific materials or desig n, but simply a simulation
to show what a dramatic effect these ele ments can have in creating a
more pedestrian-frie ndly and busin ess-frie ndly environment.

33 66
Chapter 3: Physic al Infras tr uc tur e Improv ements

B
BUILD
UILDING
ING IIMPROVEMENTS
MPROVEMENTS
1. Residential & Commercial Property Enhancement
Programs
There are some stand-out businesses and residences on East
Philadelphia Avenue that have done beautiful renovations, and
are w ell-kept, historic, and attractive. Many commercial and
residential buildings fronting on East Philadelphia Avenue,
how ever, could use some basic maintenance, such as fresh
paint and landscaping, to improve their facades. There are a
few tools that the tow nship could use to create both incentives
and enforcement mechanis ms to further improve the look of
the commercial corridor.
There are many w ays that the township could provide incentives and encourage property improvements. Ideas include:
•

Work w ith local technical high schools and trades man apprentice programs to provide volunteer or low-cost labor for
basic home repairs.

•

Provide technical assistance to homeow ners and business
ow ners to apply for grant and loan programs to make energy-efficient upgrades to HVAC systems, windows, doors,
etc.

•

Sponsor volunteer neighborhood clean-up days to do seasonal maintenance and landscaping projects.

•

Implement a Design Challenge Grant program, using Design Guidelines as a standard for upgrading homes, businesses, and rental properties.

•

Create an annual aw ard for the most improved property or
the most attractive business.

2. Design Guidelines
Main Street revitalization areas and historic districts all over
the country have developed Design Guideline manuals to help
ensure high quality development and renovations and preservation of community character. The closest example to Gilbertsville that provides a great example is the Building a Better
Boyertow n [BBB] Design Guidelines document that w as
adopted in 2005. This guidebook w as developed for the BBB
Design Committee, w hich was established as part of Boyertow n’s commitment to provide Main Street Building grants to
homes and businesses. The committee uses the Design
Guidelines as its judging criteria w hen property ow ners apply
for building improvement grants. The Design Guidelines can
also be very useful tool for the local Planning Commission and
Borough Council w hen they are review ing applications for new
businesses, and the Borough Staff can consult the document
when review ing building per mits.
Gilbertsville probably is not a candidate for a new Main Street
program (as defined and certified by the Pennsylvania Dow ntow n Center), but
the tow nship could
use
many
Main
Str eet
pr ogr a m
strategies and techniques. A Gilbertsv ille
Commerc ial
Cor r idor
Des ign
Manual could be a
very useful tool to
help define and then
create the kind of
dev elopment
the
tow nship w ants to
see.
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3. Property Maintenance Enforcement
Douglass Tow nship may w ant to consider adopting a property
maintenance ordinance that can be enforced to help minimize
nuisances. The main issues to address are: unsafe conditions
such as unusable front steps or structural issues; dumping of
trash, old furniture, or appliances on porches or in front yards;
and any obstructions in sidew alk areas. These issues are likely
to become less of a concern if the tow nship implements a new
sidew alk and streetlight program, as property ow ners typically
improve their ow n properties when the municipality raises its
level of investment on a main street.

4. Rental Property Registration and Inspection
There is a large number of rental apartments in converted single-family homes on East Philadelphia Avenue in Gilbertsville,
and these are, for the most part, the least maintained properties on the corridor. Oftentimes the issues w ith these properties are not just exterior, but are also basic building code issues that need to be addressed inside rental apartments and
in building systems functioning. Douglass Tow nship already
maintains a rental registration, w hich is updated annually. We
recommend that the Tow nship invest in inspections of rental
properties, checking for basic building code compliance, on a
rotating basis of every tw o or three years. Municipalities that
have implemented such programs have seen a marked decrease in the number of nuisance properties in their dow ntow ns.

There are many rental propertie s on East Philadelphia Avenue that would benefit
from basic maintenance upgrades.

5. Zoning Code Amendments
After design guidelines are developed and a design vision for
the commercial corridor is solidified w ith public input, the current zoning should be updated and amended to ensure that it
allow s for and encourages appropriate uses and building renovations. In particular, the zoning for East Philadelphia Avenue
should encourage conversion of first floors into shops, restaurants, and offices.
This shop in Glensid e, PA, benefitted from Cheltenham Township’s Main Street
Design Challenge Grant program, which helped pay for painting and new signage.
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1. Rear Alle y Parking Plan
One idea that has surfaced repeatedly over the years to help
alleviate some of the traffic on Route 73 is the idea of creating
a semi-public alley linking the backs of the properties fronting
East Philadelphia Avenue. This w ould allow those properties
to take drivew ay access off side-roads, eventually eliminating
many of the drivew ays and curb cuts leading out to Route
73. From a spatial and physical standpoint, this idea makes a
great deal of sense and seems quite feasible. The biggest
challenge to implementing the idea is that it w ould require private property ow ners to give up part of their back yards, share
or remove front drivew ays, and re-orient their driving patterns.
Benefits of the rear alley include: easing traffic congestion on
East Philadelphia Avenue; providing a better place for trash
pickup, mail delivery, and parking; eventually providing rear
parking lots for properties that convert to commercial or mixeduse; reducing curb cuts on East Philadelphia Avenue, thereby
increasing pedestrian safety.
As a first step, the township can work w ith a planner to sketch
an initial design and test the idea’s feasibility. Next, if property
ow ners agree to the idea, legal documentation w ould need to
be draw n up to grant easements to the tow nship for the width
of the alley, and maintenance agreements w ould need to be
draw n up.
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As a follow-up to the recent adoption of the Route 100 Corridor
Master Plan Overlay District, the tow nship w ill need to have an
engineer design and provide cost estimates for the proposed
Market Street connector road, which will link East Philadelphia
Avenue, near the current Weis Shopping Center, w ith the entrance to Route 100 at Jackson Road. The tow nship should
also have traffic count estimates updated, to project how the
new road and anticipated development w ithin the district w ould
alter the current traffic flow on area roadways.

3. Route 73 Corridor Traffic Flow and Transportation
Improvements Study
Route 73 becomes East Philadelphia Avenue in Gilbertsville,
and is the main street in the tow nship as well as a major eastwest travel route in Montgomery and Berks Counties. The
Delaw are Valley Regional Planning Commission has recommended in the past that a study be done to recommend improvements to Route 73 from Big Road to Route 100, to alleviate traffic congestion along the corridor. The first two steps
recommended in this plan—a rear alley behind East Philadelphia Avenue and creation of Market Street—should both be
completed first, because they will undoubtedly have an impact
on traffic flow .

As an alternative, the tow nship could write the alley’s creation
into the zoning for the district, so that each time a property
converts to a commercial or mixed use, they w ould need to
provide a cross-access easement in their rear parking area,
granting shared access to their neighbors. Eventually, w ith
enough turnover, the same effect could be achieved. This is a
longer-term strategy, how ever, and it does not ensure that
every property w ill participate.
Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

4. Municipal Parking Improvements
One of the most important features of any successful dow ntow n shopping district is a netw ork of free or low -cost, convenient, and highly visible parking lots and spaces for public use.
The tow nship already has a large amount of property right in
the middle of the commercial district, betw een the Tow nship
Building, adjacent properties ow ned by the tow nship, and the
public park located behind the municipal lot. With expanded
area, new paving and striping, and increased signage, the
tow nship could open up a portion of its municipal lot for public
use. If the municipal lot is designed as a “green” parking lot,
with innovative landscaping and stormw ater management features, it could double as a great amenity for the community
park, and possibly qualify for outside source funding.
There are other options for township parking that can be explored later, w hen more need for parking arises.

Route 73 is the main street in Gilbertsville , and serves as a major travel route from
Montgomery County to Berks County.

A new parkin g lot at Johnson and Johnson’s Spring House facility in Lower Gwynedd uses porous asphalt as well as in filtratio n basins in la ndscape islands for a
“green” parking lo t desig n.

Horsham Township’s new municip al lo t also uses “green” stormwater management
techniq ues to reduce runoff impacts.
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The Design Sub-Committee’s tasks could include:
•

The follow ing projects should be implemented concurrent w ith
municipal streetscaping and other physical improvements outlined in Chapter 3 of this plan.

Help the tow nship design the physical improvements outlined in Chapter 2 of this plan

•

Create a Design Guideline handbook, similar to the example provided by Building a Better Boyertow n

1. Create a Main Street Committee

•

Work w ith local business owners on design-related property improvements, such as painting, signage, and landscaping, using the Design Guidelines as a standard

•

Help the Tow nship establish business façade and residential home improvement programs, and an aw ards program

•

Organize seasonal volunteer efforts to clean up the commercial district, plant flow ers, and decorate for holidays

Besides improving the streetscape, one of the most important
steps a municipality can take to improve its commercial district
is to foster the creation of a separate volunteer organization to
help implement the day-to-day promotion, business recruitment, and management of the district. Many larger commercial areas and boroughs across our region have taken the next
step to become state-recognized Main Streets Programs, organized along the pr inciples promoted by the National Trust for
Historic Preservation’s Main Street Center. The sidebar on
page 48 describes a typical Main Streets organization.
Gilbertsville does not currently have a large enough commercial district to warrant the formation of a Main Streets Community Development Corporation; how ever the Tow nship does
have enough community support and involvement to sustain a
volunteer-based Main Street Committee, w hich can follow
many of the same principles and accomplish many of the same
tasks as a Main Street Pr ogram. The mission of the group
should be to help the Tow nship implement the recommendations in this plan.
We recommend that the Tow nship help organize this volunteer
task force of about 15-20 active members, and create a separate non-profit organization charged w ith implementing many
of the recommendations in this plan. Members should represent a variety of community interests (see sidebar at right).
We recommend that the committee be split into four subcommittees of about 5 people each, renamed but generally
consistent w ith the Main Street Program: Design, Promotions,
Operations, and Business Development.
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One of the Design Committee’s tasks is to help businesses develo p attractive signage and la ndscapin g that fits within the Design Guidelines.

Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

Description from the National Trust For Historic Preservation’s Main Street Center:
(See http://www.preservationnation.org for more information)

Local Main Street Programs
“Loc al Main S treet programs are struc tured in a variety of ways. Most often, they are freestanding, nonprofit
organizations. Others are part of an existing organization, suc h as a community development corporation
(CDC), a business improvement distric t (BID), or another economic development organization. Regardless of
where the community's Main S treet program is housed, it must be a volunteer-driven effort that has support
and partic ipation from a variety of stakeholders in the revitalization effort.
Eac h loc al Main S treet program establishes a broad-based governing board that inc ludes a variety of representatives from the community. Typic ally represented are business and property owners, residents, c ity offic ials,
financ ial institutions, sc hools, religious institutions, c ivic groups, preservationists, media, etc . The board (or
steering committee in an existing organization) guides policy, funding, and planning for Main S treet. An average-sized Main S treet program usually has 40 to 60 ac tive volunteers working on revitalization planning and
implementation. S maller downtown distric ts may have fewer ac tive volunteers.
Loc al Main S treet programs also establish committees that correspond to the four points of the Main
S treet approac h:
• Organization Committee
• Design Committee
• P romotion Committee
• Economic Restructuring Committee

Committees consist of five to 10 people, on average, who plan and implement ac tivities in eac h of the four
points. Depending on the c irc umstanc es of the commerc ial distric t, the program may also c reate issue-oriented
task forc es, suc h as a Parking Task Force.
The loc al Main S treet program hires a direc tor to manage the program, c oordinate volunteers, assist with program implementation, and ac t as a primary spokesperson for the organization. S taff members report to the
governing board/steering committee. Depending on loc al needs and resourc es, the organization may hire more
than one staff member. Often, additional staff will foc us on a spec ific aspec t of the revitalization effort, suc h as
business development, property development, or coordination of promotional ac tivities.”
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The Promotions Sub-Committee’s tasks could include:
•

Take the lead on designing the Gilbertsville “brand” and
developing promotional mater ials such as flyers, event
posters, and e-communications

•

Maintain a Gilbertsville Facebook page and/or w ebsite, featuring local businesses, activities and destinations

•

Provide promotion assistance to annual events organized
by others (such as Bike Night and Community Day)

•

•

Work w ith businesses to create and distribute coupons,
buy advertising blocks in local publications, and advertise
at local events

The Business Development Sub-Committee’s tasks
could include:
•

Maintain a directory of all businesses in the Gilbertsville
commercial district

•

Maintain an inventory of available or potentially available
spaces for new businesses

•

Perform a retail gap analysis to guide business recruitment

•

Recruit new businesses to the commercial district, help
those businesses get established, and help guide development in and around the commercial district

•

Work w ith Building a Better Boyertow n, the Tri-County
Chamber of Commerce, the Rotary Club, and other local
business organizations to coordinate business recruitment
strategy

•

Work w ith the tow nship to develop changes to the Zoning
Code and any other ordinance changes that may be
needed to support business grow th

Help local businesses build their w eb presence w ith positive review s, directory listings, and links on Facebook
pages

The Operations Sub-Committee’s tasks could include:
•

Help the Tow nship apply for grant funding for municipal
revitalization projects

•

Seek and develop outside funding sources for Main Street
activities, such as promotions, events, and building improvement programs

•

Recruit volunteers to help w ith all Main Street activities

•

Take care of all Main Street business and accounting
needs

•

Seek independent non-profit status, in order to collect donations from business and residents

•

Organize Main Street meetings and provide meeting minutes for public review

The Tow nship w ill benefit greatly from the formation of a Main
Street Committee, w hich can take on many of the revitalization
tasks that are outside the purview of the local government, and
that are beyond the duties of current tow nship staff. The Main
Street Committee may find it necessary to hire a part-time or
even full-time Main Street Manager at some point, but w e recommend that the Committee be launched as a volunteer effort
initially, until Gilbertsville develops a larger base of businesses.
All of the committee tasks outlined above are to be considered
“on-going priorities,” and should be pursued concurrent w ith
other strategies in this plan. In particular, business recruitment
events and promotions should be implemented on an ongoing
basis.
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2. Build Gilbertsville’s Identity
After a Main Street Committee is organized and established,
one of the first tasks they should take on is the development of
a “brand” identity for Gilbertsville. How do you create a brand?
Look at the area’s history, landmarks, and current features that
make the community unique. What stands out? It may be the
Pennsylvania Dutch/Ger man heritage of the area, or the agricultural legacy that still thrives in much of the tow nship. Perhaps it is Victorian and colonial-styled architecture along East
Philadelphia Avenue that makes the tow n unique. Perhaps the
Tow nship logo and color scheme should be the basis for the
commercial district “brand.” The Tow nship and the Main Street
Committee should w ork together, w ith public input, and develop a brand identity that can be developed into a logo and
color scheme that can be used on signs and in promotional
mater ials.
Wayfinding and directional signage in Ambler, PA, helps visitors find shoppin g and
parkin g easily.

3. Wayfinding Signage
One of the most effective ways to increase the visibility of a
commercial district is to create a cohesive “wayfinding” signage program w ith a unified look. Building on the identity and
“brand” created for Gilbertsville, the Tow nship can then work
with the Main Street Committee to install signs throughout the
district, directing visitors to parking lots, w elcoming them to Gilbertsville, and highlighting key landmarks. There are numerous examples of successful w ayfinding signage throughout the
region that can provide guidance and models for Douglass
Tow nship to follow .
Signs should be installed at key intersections, pointing to major
destinations in Gilbertsville, including community facilities, the
business district, and parking lots. Street signs could also be
part of the signage program, in materials and colors that coordinate w ith other directional signs. Wayfinding could also include a business directory or kiosk in a public park area.
Signs in Glensid e, Cheltenham Township, direct visitors at major intersections. Coordin atin g metal banners were also in stalle d on streetlig hts in the downto wn district.
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4. Gateways & Beautification
An important piece of the w ayfinding signage program w ill be
to develop gatew ays at major entrances to the tow nship.
Gatew ays can be a place for informational and directional signage, or they can simply be a beacon welcoming visitors to Gilbertsville and Douglass Tow nship.
Ideal gatew ay locations for Gilbertsville include:
•

Traffic island at the intersection of Big Road / Sw amp Pike

•

Intersection of Route 100 and East Philadelphia Avenue

•

East Philadelphia Avenue/ Jackson Road intersection

Attractive landscaping, planter boxes, and hanging plants
should also be installed w herever appropriate, to enhance and
highlight w ayfinding signs and gatew ay sign locations.

Souderton, PA, installed painted wood signs at the major entrances to the borough.
This sign is located in a small new public park with benches and gardens.

This sign in Norwalk, CT, not only welcomes visitors to the town, but also provides
directio ns to major destinatio ns.
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5. Historic Preservation
East Philadelphia Avenue in Gilbertsville has a great collection
of original historic buildings. Currently, the tow nship does not
have a Historical Society, District, or any other organization or
mechanism to promote and preserve these structures. The
Main Street Committee should w ork w ith the Tow nship to pursue Historic District designation for a portion of the dow ntown
area. If a Historic District is established, it w ill not automatically
affect any use of any property in the district. It w ill simply provide another tool and incentive to development in the commercial district. Buildings in certified Historic Districts are eligible
for federal grant funding and tax credits for historic renovations
and reuse. The tow nship could decide to institute a Historic
and Architectural Review Board (HARB) to review development plans w ithin the district, but this is certainly not a requirement.
Another path the community could take to help preserve buildings in the district is to establish an inventory of historic structures, and create a volunteer-based Historical Society to keep
records, serve as a repository for old photographs and documents, and provide a place for residents to do research on the
area. These organizations are typically created and run on a
volunteer basis. Sometimes a Historical Society is housed in a
significant historical structure, and they might keep museum
hours for visitors and sponsor local events such as lectures
and historical house tours. If there is interest in Douglass
Tow nship to form such an organization, w e recommend that it
be based in the commercial district, as it w ould be another
destination to draw visitors to Gilbertsville.

Historical markers, like this one in Trappe, PA, can help enhance the unique features of an area like Gilbertsville.

North Wales, PA, has used their Historic District designatio n as an attraction to their
downto wn area.

44 88
Chapter 4: Marketing Gilber tsville

R EDEVEL O PMEN T
O PPO RT U N IT IES
Route 100 Corridor Opportunity Areas ..................................................................51

East Philadelphia Avenue Opportunity Areas......................................................53

CH
HA
AP
PT
TE
ER
R

5

Route 100 Corridor O pportunity Areas

R
REDEVELOPMENT
EDEVELOPMENT
O
OPPORTUNITIES
PPORTUNITIES
There are several larger sites and a variety of smaller sites in
Gilbertsville that could be developed or re-developed to provide more space for retail, office, and restaurant uses, or for
mixed-use tow n center projects. This chapter identifies those
sites, and provides a framew ork for further study of potential
development plans.
We recommend that the Tow nship, w ith planning assistance
from the County Planning Commission, develop Master Plans
for important potential development sites in Gilbertsville, w ith
community input and assistance. After the community develops a vision for each of these potential development areas, w e
recommend that the Tow nship w ork w ith planners to develop
overlay zoning standards that w ill allow and encourage the desired development.

There are five potential development sites w ithin the Route
100 Corridor Master Plan Overlay District, w hich w as just established by the Tow nship in 2010 to provide specif ic zoning
for appropriate development in Gilbertsville. The parcels w ithin
the district are of a significant size, and represent one of the
most developable areas in the Tow nship, ow ing to their location just off Route 100 and adjacent to the commercial corridor.

Site #1
Land Area:
Zoning:
Existing Use:
Notes:

± 50 Acres
MU—Mixed Use
Undeveloped.
Overlay Zoning District applies.

Site #2
Land Area:
± 25 Acres
Zoning:
R3—Residential
Existing Use: Undeveloped.
Notes:
Overlay Zoning District applies, per mitting Master Planned tow nhouse communities.

Site #3
Land Area:
Zoning:

± 75 Acres
MU—Mixed Use portions
M1– Office and Light Industrial portions
Existing Use: Far m & residence.
Notes:
Overlay Zoning District applies.

Site #4
Land Area:
Zoning:
Existing Use:
Notes:

± 10 Acres
M1– Office and Light Industrial
Residence and w ooded areas.
Overlay Zoning District applies.

Site #5

55 11

Lookin g northeast from Route 100, toward the Route 100 Corridor Master Plan
Overlay District.

Land Area:
Zoning:
Existing Use:
Notes:

± 25 Acres
M1– Office and Light Industrial
Undeveloped / farmed.
Overlay Zoning District applies.

Douglass Towns hip Ec onomic Revitaliz ation Plan—2012
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Site #7:

East Philadelphia Avenue
O pportunity Areas
There are seven potential re-development sites of significant
size located along the commercial corridor in Gilbertsville, tw o
of which are w ithin the Route 100 Corridor Master Plan Overlay District. All of these sites support existing uses, but the
possibility exists that any of them could be renovated by existing ow ners or redeveloped by future ow ners. If any of these
site w ere to be redeveloped, it w ould have a significant impact
on Gilbertsville’s commercial corridor. This plan provides an
opportunity for the public to provide their ideas for those sites,
as w ell as an opportunity for property and business owners to
explore funding options for redevelopment projects, business
location, or job creation.

Site #6:

Town Plaza

Land Area:
± 11.34 Acres
Zoning:
GC—General Commercial
Existing Use: Existing Shopping Center includes: Advance
Auto Parts, CVS. (Outparcels include Dunkin Donuts, Argento’s Pizza, and M&T Bank, but are not part of the property)
Notes:
Anchor store is vacant. Site could support more
development than w hat is currently leased.
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Town Plaza is an older shopping center on the border between Boyertown and Gilbertsville. Its anchor
store has been vacant for some time.

Patriot Buick/GMC

Land Area:
± 5.61 Acres
Zoning:
GC—General Commercial
Existing Use: Car dealer.
Notes:
Site is in an important “gatew ay” location, and of
a significant size. Township should coordinate planning w ith
ow ner if any redevelopment is considered.

Site #8:

Gilbertsville Plaza

Land Area:
± 9.33 Acres
Zoning:
GC—General Commercial
Existing Use: Existing Shopping Center includes: Weis Market
(anchor), First Niagara Bank, Dairy Queen, Rite Aid, National
Auto Parts, Quest Diagnostics, Wine & Spirits Shop, China
King, and a variety of services.
Notes:
Site is w ithin the Overlay District. This shopping
center has the largest concentration of retail store sites in the
Tow nship. Opportunity may exist in the future to redevelop in
conjunction w ith new development on Site #1 (previous page).

Site #9:

Zern’s Farmers Market

Land Area:
± 25 Acres
Zoning:
GC—General Commercial
Existing Use: Far mer’s Market (100+ vendors), auto auction.
Notes:
This site is the biggest draw of visitors to Gilbertsville. Any redevelopment should be coordinated w ith the
Tow nship.

Weis Market is the anchor for Gilbertsville Plaza,
which has a high concentration of chain retail stores
in the Township . This site is in the Overlay.
Douglass Towns hip Ec onomic Revitaliz ation Plan—2012

Zern’s Farmers Market is an asset to the commercial
district, as it draws a lot of visitors to Gilbertsville and
provid es a wid e variety of goods and services.
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East Philadelphia Avenue
O pportunity Areas, cont.
Site #10:

Douglass Park & Municipal Building

Land Area:
± 2.5 Acres
Zoning:
LC—Limited Commercial & R-2 Residential
Existing Use: Tow nship municipal services and park.
Notes:
This plan recommends that the Tow nship may
wish to consider reconfiguring its parking area, along w ith the
adjacent Tow nship-owned Douglass Park parking area, to allow for more public parking to serve the commercial district
and for community events.

Site #11:

Gilbertsville Fire Co. No. 1

Land Area:
± 6.5 Acres
Zoning:
IN—Institutional,
& R-2 Residential

LC—Limited

Commercial

The parking area for Gilbertsville Park is continuous with the Municipal Buildin g lo t,
and could be reconfig ured to provide a pla ce for shopper parking in the future.

Existing Use: Emergency services facility and social hall.
Notes:
This site is the largest w ithin the historic core
commercial area, and currently serves as a location for community events. It has a large par king lot that can accommodate big events such as Bike Night. This plan recommends
that the parking area to beautified and reconfigured to provide
public event space and parking for the commercial core. Alternatively, if the site is ever sold and redeveloped, this plan recommends that a Master Plan be developed and that community event space be incorporated into any plan for the property.

Site #12:

Bermont Motors

Land Area:
± 3.5 Acres
Zoning:
R-2 Residential
Existing Use: Car dealer.
Notes:
Site is in an important “gatew ay” location, and of
a significant size. Township should coordinate planning w ith
ow ner if redevelopment is ever considered. This site could
support a variety of commercial or civic uses, provided the
zoning can be changed to accommodate new uses.

Gilbertsville Fire Co. has an expansive parking lot in the back of the property.
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The recommendations described in this plan are intended to
help revitalize Douglass Tow nship, and specifically the village
of Gilbertsville. To assist the Tow nship in the implementation
process, this chapter provides contact information for potential
sources of funding and expertise. It also contains an implementation matrix, w hich outlines projects, priorities, timelines,
and funding sources. The purpose of the matrix is to match up
projects w ith those resources for funding and expertise, as w ell
as to provide some projected costs for each of the proposed
projects.

PA DCED Community Revitalization Program
Contact:

Pennsylvania Department of Community and Economic Development ( DCED) Customer Service
Phone:
866-466-3972
Website: www.newpa.com
Program Goals: Create and/or retain jobs, utilize vacant properties, and spur additional development.

Elm Street Program
Contact: PA DCED Customer Service Center
Phone:
800-379-7448
Website: www.newpa.com
Program Goals: To protect and enhance residential neighborhoods adjacent to revitalization dow ntow ns.

Main Street Program

Program I nfor mation
Montgomery Co. Community Revitalization Program
Contact: Brian O’Leary, Chief of County Planning
Phone:
610-278-3728
Website: planning.montcopa.org
Program Goals: Strengthen and stabilize older boroughs and
tow nships in Montgomery County.

Montgomery Co. Economic Development Programs
(Central Business District Fund, Business Location Fund,
Commercial and Industrial Reinvestment Fund, Visioning
Fund, Local Economic Enhancement Program, and Workforce
Fund)
Contact: Ken Klothen, Director of Economic Development
Phone:
610-278-3020
Website: montcow orks.montcopa.org
Program Goals: Encourage redevelopment; attract and retain
businesses; rejuvenate older commercial complexes; provide
funding for master plans and site plans, marketing, business
friendliness, and w orkforce development.

Contact: PA DCED Customer Service Center
Phone:
866-466-3972
Website: www.newpa.com
Program Goals: Provide grants to municipalities to hire a main
street manager, perform planning studies, historic preservation, dow ntown façade improvement programs, streetscape
improvements, and business recruitment and retention.

Urban Development Program
Contact: PA DCED Customer Service Center
Phone:
866-466-3972
Website: www.newpa.com
Program Goals: Grants for marketing, w orkforce training, site
preparation, public safety, and building renovation.

Neighborhood Revitalization Initiative
Contact: Pennsylvania Housing Finance Agency (PHFA)
Phone:
800-635-4747
Website: www.phfa.org
Program Goals: Provide grants to support and encourage
neighborhood and community revitalization efforts through the
development and renovation of existing structures and construction of new infill development.
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PHMC—Certified Local Government Grant Program
Contact:

Andrea MacDonald, Pennsylvania Historical & Museum Commission ( PHMC)
Phone:
1-800-201-3231
Website: http://www.portal.state.pa.us/portal/server.pt/
community/phmc_home
Program Goals: Historic preservation and enhancement.

PHMC—Keystone Historic Preservation Program
Contact:

Karen Arnold, Pennsylvania Historical & Museum Commission
Phone:
1-800-201-3231
Website: http://www.portal.state.pa.us/portal/server.pt/
community/phmc_home
Program Goals: Cultural resource planning and protection.

First Industries Fund - Tourism Program
Contacts: 717-787-7120 ( Planning Grants)
717-783-5046 (Loans)
717-783-1109 (Loan Guarantees)
Website: www.newpa.com
Program Goals: Provides planning grants and low interest
loans to promote touris m and agriculture.

TreeVitalize
Contact: Patrice Carroll, Project Director
Phone:
215-988-8874
Website: www.treevitalize.net
Program Goals: To increase tree coverage in southeast Pennsylvania.

Delaware Valley Regional Planning Commission—
Transportation and Community Development Initiative (TCDI)
Contact: Karen P. Cilurso, Senior Regional Planner
Phone:
215-238-2876
Website: http://www.dvrpc.org/TCDI/
Program Goals: Federal transportation funds are used to provide planning grants to local governments and select non-profit
organizations to create plans that link transportation improvements w ith land use strategies, enhance established communities, and build upon existing public and private assets.
**NOTE: Douglass Township is not currently eligible for TCDI funding; the
Township can work with DVRPC to determine whether it may become eligible in the f uture.

Delaware Valley Regional Planning Commission—
Transportation Enhancements Program and
Transportation Improvement Program
Contact: Karen P. Cilurso, Senior Regional Planner
Phone:
215-238-2876
Website: http://www.dvrpc.org/TCDI/
Both of these programs could be potential funding sources for
improvements to East Philadelphia Avenue, but the Tow nship
will need to w ork directly w ith DVRPC to deter mine eligibility.
PennDOT and federal transportation funds are used through
these programs for regional enhancements.

PECO Green Region Grant
Contact: Holly Harper, Administrator
Phone:
610-353-5587
Website: h t t p s : / / w w w . p e c o . c o m / C o m m u n i t y /
CharitableGiving/GreenRegion/Pages/GrantDetails.aspx
Program Goals: Provide grants of up to $10,000 to municipalities, to assist w ith open space plans, habitat improvement, and
improvements to passive recreation space.
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IIMPLEMENTATION
MPLEMENTATION M
MATRIX
ATRIX

Sum mar y of I mplementation Priorities
Highest Priority Projects:

The Implementation Matrix on the follow ing pages should assist the Tow nship in planning for, prioritizing, and locating
funding and assistance for the projects listed in this plan. Programs from all levels of government as w ell as private programs w ere considered for inclusion in the matrix. Each funding program has its ow n deadlines, requirements, and eligibility
criteria, and w hile those w ere considered in the creation of this
matrix, the Tow nship should confirm such details prior to applying for any funds. Most funding sources now provide extensive information, including applications, up-to-date contact
names, phone numbers, and emails, and program guidelines
on the Web.

•

Create Main Street Committee to implement revitalization
goals (0-3 years)

•

Design Guidelines and Property Enhancement Grant Program, for residential and commercial properties on Route
73 from Gilbertsville Road to Jackson Road (0-3 years)

•

Design Guidelines and Property Enhancement Grant Program, for residential and commercial properties on Route
73 from Gilbertsville Road to Jackson Road (0-3 years)

•

Implement Rental Property Registration and Inspection
Program in Gilbertsville (0-3 years)

•

Streetscape Improvements – Phase 1 (0-6 years)

•

Mailbox removal/replacement program

•

Utility w ire improvements (Met- Ed – New , higher
poles)

•

Sew er and w ater upgrades

•

Sidew alk maintenance enforcement

•

Drivew ay consolidation w here feasible

•

Route 73 Corridor Transportation Improvements Feasibility
Analysis (0-6 years)

•

Business recruiting and retention (4-10 years)
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Medium Priority Projects:

Low Priority Projects:

•

Design Gilbertsville marketing identity and signage (0-3
years)

•

Feasibility analysis for municipal complex and services
consolidation (0-3 years)

•

Street Tree planting and landscaping program (0-3 years
and ongoing)

•

Gatew ay signs and landscaping at key intersections (4-6
years)

•

Tow n Center and Redevelopment Overlay Zoning updates
(0-6 years)

•

Municipal public plaza installation (4-6 years)

•

Create plan for Rear Alley Access (MCPC) to increase
parking availability and consolidate drivew ays where feasible (3-6 years)

•

Historic property inventory and preservation plan (4-6
years)

•

Par king Study, planning, and municipal par king improvements (7-10 years)

•

Comprehensive signage design and installation in Gilbertsville (4-10 years)

•

Redevelopment master plans for major parcels (4-6 years)

•

Streetscape Improvements – Phase II (4-6 years)

•

•

Comprehensive Streetscaping in core area from Congo
Road to Jackson Road (new sidew alks, curbing, streetlights, trash receptacles, tree pits and street trees)

Streetscape Improvements – Phase III (7-10 years)

•

Comprehensive Streetscaping along remainder of commercial corridor from Sw amp Pike to Congo Road and
from Jackson Road to Boyertow n line (new sidew alks,
curbing, streetlights, trash receptacles, tree pits and
street trees)
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H
HIGHEST
IGHEST P
PRIORITY
RIORITY P
PROJECTS
ROJECTS
Recommendations

Location

Description

Create Main Street Committee to
Help Implement Revitalization
Goals

Township-wide

Create a volunteer-based non-profit and/or community development corporation (CDC) to assist in the Revitalization process.

Develop Commercial Corridor Design Guidelines and Property Enhancement Grant Program

Entire Route 73 corridor, from Boyertown to Swamp Pike

Create design guidelines for new development and grant-funded
renovations; Create grant-based funding program to assi st homeowners, rental property owners, and businesses along the corridor
with property enhancements.

Rental Property Registration and
Inspection Program

Township-wide (focused in Gilbertsville)

Enact a rental property ordinance and perform regular inspections
of rental properties to ensure safety and minimum property maintenance standards.

Option 1: Work with USPS to switch to walking postal delivery, entire length of East Philadelphia Avenue
(Route 73) from Swamp Pike to Boyertown line, property owners responsible for mailboxes
Option 2: Replace mailboxes with standard design, entire length of East Philadelphia Avenue (Route 73)
from Swamp Pike to Boyertown line
Streetscape Improvements - Phase
I: Remove or replace mailboxes in
sidewalks; Utility wire improvements; sewer and water upgrades;
sidewalk maintenance enforcement

Option 3: Replace mailboxes with standard design, East Philadelphia Avenue (Route 73) from Swamp
Pike to Jackson Road
Entire Route 73 corridor, from Boyertown to Swamp Pike

Work with Utility companies to remove obsolete wires, rehang lowhanging wires, and install new poles where feasible.

East Philadelphia Avenue (Route 73)
from Jackson Road intersection to
frontage of Gilbertsville Fire Co.

Work with water and sanitary sewer companies to upgrade and
connect properties to public services where needed

Route 73 Corridor Transportation
Improvements Feasibility Analysis

East Philadelphia Avenue (Route 73)
from Swamp Pike to Boyertown line

Comprehensive Streetscape Improvements on East Philadelphia
Avenue

East Philadelphia Avenue (Route 73)
from Jackson Road intersection to
frontage of Gilbertsville Fire Company

Hire a consultant to complete a Feasibility Analysis for traffic flow
improvements along the Route 73 Corridor, decreasing roadway
width, decreasing curb cuts, and implementing sidewalk widening
and streetscaping
Create a pedestrian-friendly commercial district with streetscape
enhancements in the core area of Gilbertsville, including new sidewalks, curbing, paving, striping, tree pits, and street trees
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Time Frame

Cost Estimate

Potential Funding Sources

Implementation Partners

Short Term (0 - 3
years)

Douglass Township, Revitalization Taskforce,
No start-up costs (eventually will Self-sustaining through donations and MCPC, Building a Better Boyertown, Tri-County
Area Chamber of Commerce, DCED, National
need operating budget)
grants
Trust Main Street Center

Short Term (0 - 3
years) and ongoing

Planning by MCPC; $50,000 per Design Guildelines provided by MCPC; Douglass Township, Main Street Committee, with
year to fund Property Enhance- Grants from Montgomery County Reviassistance from MCPC
ment Grant Program
talization Program

Short Term (0 - 3
years) and ongoing

Short Term (0 - 3
years)

N/A

Self-supporting through rental registration and inspection fees

Option 1: Mail delivery relocation:
No Cost

(No Cost)

Douglass Township

$36,000 (Full Cost to replace Montgomery County Revitalization Pro- Douglass Township, Main Street Committee,
approx. 160 boxes from Swamp
USPS, PennDOT, Montgomery County Planning
gram and Municipality; Potential costPike to Boyertown)
Commission
sharing with property owners (not included in estimate); Mailbox cost and
$23,000 (Full Cost to replace
approx. 100 boxes from Swamp installation included in Streetscaping
project
Pike to Jackson Road)

Short to Mid-Term (0
- 6 years)

No cost to Township

Work with Utility companies to impleMet-Ed, PP&L, Verizon, PennDOT, Comcast, etc.
ment upgrades to their own facilities

Short to Mid-Term (0
- 6 years)

TBD

PennVEST - Drinking Water State ReUtility companies, Property Owners, Montgomery
volving Fund; Utilities and Property
County, PennVEST
Owners

Short to Mid Term (0 6 years)

$75-100,000

Delaware Valley Regional Planning Douglass Township, Main Street Committee, with
Commission (DVRPC) and/or Pennassistance from DVRPC and PennDOT
DOT

Mid to Long Term (3 Montgomery County Revitalization Pro- Douglass Township, Main Street Committee, with
$1.2 Million / $400,000 per phase
10 years)
gram, 10% Municipal Match
assistance from MCPC
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M
MEDIUM
EDIUM P
PRIORITY
RIORITY P
PROJECTS
ROJECTS
Recommendations

Location

Develop a Gilbertsville Identity for
marketing and signage

Township-wide

Description

Create a Gilbertsville "brand" and logo that will lend itself to use on
signs, marketing brochures, websites, and for gateway signage.

Street Tree Planting and Landscap- East Philadelphia Avenue (Route 73)
ing Program
from Swamp Pike to Boyertown line

Work with property owners to increase number of street trees
wherever feasible and provide incentives and assi stance to install
attractive landscaping.

Update Zoning and Subdivision and
Land Development Ordinances

Update codes to align with Design Guidelines, promote desirable
redevelopment, and require coordinated streetscaping and facades along the entire Route 73 Corridor.

Rear Alley Parking Plan

Township-wide

Behind properties fronting on East
Philadelphia Avenue, core commercial Study feasibility and then create a rear alley connecting properties
in the commercial district
area

Develop Master Plans to guide redevelopment of major properties
Develop Master Plans for Major Realong the Route 73 Corrdior, to increase investment opportunities
Areas Identified in this Plan, Chapter 5 and create coordinated development that enhances the revitalizadevelopment Parcels
tion of the corridor.

Comprehensive Streetscape Improvements on East Philadelphia
Avenue

East Philadelphia Avenue (Route 73)
from Jackson Road intersection to
Congo/Merkel Road

Create a pedestrian-friendly commercial core with streetscape enhancements in the core area of Gilbertsville, including new sidewalks, crosswalks, curbing, paving, streetlights, striping, tree pits,
and street trees

East Philadelphia Avenue (Route 73)
from Swamp Pike to Boyertown line

Create a consistent commercial corridor with streetscape enhancements, including new sidewalks, crosswalks, curbing, paving, striping, tree pits, and street trees
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Time Frame

Short Term (0 - 3
years)

Cost Estimate

Potential Funding Sources

Implementation Partners

$25,000 (or no cost if donated by Montgomery County Revitalization Pro- Douglass Township, Main Street Committee,
Main Street Committee)
gram
with assistance from MCPC

$10,000 per year

Pennsylvania Horticultural Society
Douglass Township, Main Street Committee,
Treevitalize program; PECO Green Re- with assistance from MCPC, Township Engineer,
gion grants
PennDOT

Short to Mid Term (0 6 years)

N/A

Douglass Township, Main Street Committee,
Planning Assi stance from Montgomery with assistance from MCPC and Township EngiCounty Planning Commission
neer

Mid Term (4 - 6 years)

N/A

Planning Assi stance from Montgomery Douglass Township, Main Street Committee,
County Planning Commission
with assistance from MCPC, Pennoni, PennDOT

Short Term (0 - 3
years) and ongoing

Mid Term (4 - 6 years) TBD ($35,000 per Master Plan)

Property owners, developers, Main Street ComMontgomery County Economic Devel- mittee, MCPC, Montgomery County Redevelopopment Program
ment Authority

Mid Term (4 - 6 years)

$1.2 Million

Douglass Township, Main Street Committee,
Montgomery County Revitalization Pro- with assistance from MCPC and Township Engigram, 10% Municipal Match
neer

Long Term (7 - 10
years)

TBD ($35,000 per Master Plan)

Douglass Township, Main Street Committee,
with assistance from MCPC
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L
LOW
OW P
PRIORITY
RIORITY P
PROJECTS
ROJECTS
Recommendations

Municpal Services Complex

Location

Description

Current Municipal Building; Potentially Study the feasibility of consolidating municipal services and facilities
another site (TBD)
into a new municipal complex.

Traffic island at Swamp Pike/73 InterInstall gateway signs and landscaping section; Near intersection of Jackson Using the Gilbertsville brand and logo, develop signs and landscapRoad and 73; Near Intersection of ing to welcome visitors to Gilbertsville
at key intersections
Route 100 and 73

Install new public plazas, seating ar- Key areas along the corridor, particu- Further improve commercial corridor with trash and recycling receplarly in the pedestrian-friendly core
eas, landscaping, and other amenities
tacles, benches, landscaping, and new plazas/pocket parks
area, next to Municipal Building

Historic Resource Inventory and Preservation Ordinance

Develop and install comprehensive
signage program

Township-wide

Perform inventory of historic resources in the Township; update zoning to provide incentives for historic preservation

Entire Route 73 corridor, from Boyer- Signs will be installed for the use in helping both locals and visitors
locate important amenities, historic sites, free parking locations, and
town to Swamp Pike
municipal buildings

Municipal Parking Lot Improvements Core area; around Municipal Building

Improve existing public parking lot and study the need for new public
parking on the corridor
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Time Frame

Cost Estimate

Potential Funding Sources

Short Term (0 - 3
years)

N/A

N/A

Mid Term (4 - 6 years)

$45,000 (per gateway)

Mid Term (4 - 6 years)

Implementation Partners

Douglass Township, Main Street Committee,
with assistance from MCPC

Montgomery County Revitalization Pro- Douglass Township, Main Street Committee,
gram, 10% Municipal Match
with assistance from MCPC

Depends on extent of improve- Montgomery County Revitalization Pro- Douglass Township, Main Street Committee,
ments
gram, 10% Municipal Match
with assistance from MCPC

Long Term (7-10
years)

N/A

Planning Assi stance from Montgomery Douglass Township, Main Street Committee,
County Planning Commission
with assistance from MCPC

Mid to Long Term (4 10 years)

$60,000 (design and install)

Montgomery County Revitalization Pro- Douglass Township, Main Street Committee,
gram and DCED
with assistance from MCPC

Covered by Planning Assi stance Covered by Planning Assi stance ConMid to Long Term (4 Douglass Township, Main Street Committee,
Contract with the Montgomery tract with the Montgomery County Plan10 years)
with assistance from MCPC
County Planning Commission
ning Commission
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USINESS IINVENTORY
NVENTORY
The follow ing is an inventory of all businesses located along
East Philadelphia Avenue (also know n as Route 73 or Layfield
Road) in Gilbertsville, from the intersection w ith Sw amp Pike to
the Boyertow n Borough line.
This inventory w as last updated in October, 2011, and is subject to change and verification. Website addresses have been
provided w here applicable.
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The follow ing is an inventory of businesses fronting on East Philadelphia Avenue, along the commercial corridor from Swamp Pike to
the Boyertow n line:
Business Name / Category

Address

Web Site

Auto Dealers, Parts, & Service:
Advance Auto Parts

801 E Philadelphia Ave - Town Plaza

advanceautoparts.com

Associated Truck Parts

1075 E Philadelphia Ave

Auto Works Enterprise

1065 E Philadelphia Ave

Bermont Motors

1502 E Philadelphia Ave

Braun's Auto Sales

1269 E Philadelphia Ave

Gilbertsville Auto Supply

1141 E Philadelphia Ave

Moonlite Motor Werks

1053 E Philadelphia Ave

www.moonlitemotorwerks.com

National Auto

1050 E Philadelphia Ave - Gilbertsville Plaza

nationalautostores.com

Partners in Cars

1499 E Philadelphia Ave

http://partnersincars.com/

Patriot Buick GMC

933 E Philadelphia Ave

www.patriotbpg.com

Shell Gasoline & Service Station

1152 E Philadelphia Ave

www.shell.com

Super Clean Car Wash

50 Bartman Ave

Zern's Camping Center

1453 E Philadelphia Ave

Zern's Garage

1449 E Philadelphia Ave

www.bermontmotors.com

77 22
Appendix

Business Name / Category

Address

Web Site

Building Trades:
Boyertow n Floor Cov ering

1467 E Philadelphia Ave

D.J. Orff's Plumbing & Heating

1493 E Philadelphia Ave

Clausen's Carpentry Plus

1493 E Philadelphia Ave

http://clausenscarpentryplus.com

Dallas Data Systems

1314 E Philadelphia Ave

dallasdatasystems.com

Dennis Stephen, Financial Planner

1260 E Philadelphia Ave

Markofski Law Offices

1258 E Philadelphia Ave

http://markofskilaw.com

Mary Buckwalter Custom Interiors

1422 E Philadelphia Ave

www.marybuckwalter.com

Shirley May Designs

1301 E Philadelphia Ave

World Trav el

1050 E Philadelphia Ave - Gilbertsville Plaza

corporate.worldtravelinc.com

American General Finance / Springleaf Financial

1050 E Philadelphia Ave - Gilbertsville Plaza

www.springleaffinancial.com/

First Niagara Bank

1050 E Philadelphia Ave - Gilbertsville Plaza

www.fnfg.com

Glocker & Co., Real Estate & Insurance

900 E Philadelphia Ave

glocker.com

H&R Block Tax Service

743 E Philadelphia Ave, Boyertown PA 19512

www.hrblock.com

Herb Real Estate

1036 E Philadelphia Ave

www.herbrealestate.com

John H. Griesemer, Jr., CPA

810 E Philadelphia Ave, Boyertown PA 19512

www.boyertownaccountants.com

Kelly Real Estate

1004 E Philadelphia Ave

Kelly Services, Temporary Employment Agency

900 E Philadelphia Ave

Land Abstract, Inc., Title Company

1258 E Philadelphia Ave

M & T Bank

835 E Philadelphia Ave - Town Plaza outparcel

Business & Professional Serv ices:
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www.kellyservices.com

mandtbank.com

Business Name / Category

Address

Web Site

Personal & Health Serv ices:
Galeotti Family Chiropractic

1314 E Philadelphia Ave

Quest Diagnostics

1050 E Philadelphia Ave - Gilbertsville Plaza

#1 Nails & Tanning Salon

1050 E Philadelphia Ave - Gilbertsville Plaza

Adriana's Styling Gallery

930 E Philadelphia Ave

facebook page

Catagnus Funeral Home

1020 E Philadelphia Ave

www.catagnusfuneral.com

Gilbertsville Cleaners

1050 E Philadelphia Ave - Gilbertsville Plaza

Hair Dynamics

1316 E Philadelphia Ave

Kim's Cleaners

1542 E Philadelphia Ave

Leon Nails

1140 E Philadelphia Ave

Strength in Motion Fitness & Dance

1145 E Philadelphia Ave

The Hair Emporium

1542 E Philadelphia Ave

Urge 2 Tattoo & Piercing

1301 E Philadelphia Ave

www.st rengthinmotionstudios.com

urge2tat2.com
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Business Name / Category

Address

Web Site

Casual Restuarant:
Alley Gator's II Pizza & Grill

1340 E Philadelphia Ave

Argento's Pizza & Family Restaurant

833 E Philadelphia Ave - Town Plaza (outparcel)

China King - Chinese

1050 E Philadelphia Ave - Gilbertsville Plaza

Panda Garden - Chinese & Sushi

850 E Philadelphia Ave

Red Hills Tavern

1080 E Philadelphia Ave

facebook page

Sav ille's Diner

830 E Philadelphia Ave

facebook page

Gilbertsville Tea Room

1259 E Philadelphia Ave

www.thegilbertsvilletearoom.com

Dairy Queen

1050 E Philadelphia Ave - Gilbertsville Plaza

dairyqueen.com

Dav e's Take Out Rib Shack

1339 E Philadelphia Ave

www.davestakeoutribshack.com

Domino's Pizza

832 E Philadelphia Ave - Town Plaza outparcel

dominos.com

Dunkin Donuts

849 E Philadelphia Ave

dunkindonuts.com

McDonald's

1019 E Philadelphia Ave

mcdonalds.com

Pizza Hut

1111 E Philadelphia Ave

www.pizzahut.com

Subway Sandw ich Shop

1123 E Philadelphia Ave

subway.com

Taco Bell

1101 E Philadelphia Ave

tacobell.com

www.chinaking.org

Fast Food:
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Business Name / Category

Address

Web Site

Retail:
Sir Stogies (cigar shop)

1237 E Philadelphia Ave

www.sirstogies.com

Turkey Hill Minit Market (convenience store)

1434 E Philadelphia Ave

www.turkeyhillstores.com

Wendy's Flow ers & Garden Center

1116 E Philadelphia Ave

www.wendys-flowers.com

Weis Market (grocery store)

1050 E Philadelphia Ave - Gilbertsville Plaza

weismarkets.com

The Corner Shoppe (housew ares and gifts)

1500 E Philadelphia Ave

www.cornershoppe.net

E.G. Landis Jewelers

1000 E Philadelphia Ave

www.eglandisjewelers.com

CVS Pharmacy

801 E Philadelphia Ave - Town Plaza

cvs.com

Rite Aid Pharmacy

1050 E Philadelphia Ave - Gilbertsville Plaza

riteaid.com

Saul's TV & Appliances

1041 E Philadelphia Ave

Merkel's Shoes

1070 E Philadelphia Ave

Kids' Junction Consignment

1229 E Philadelphia Ave

Zern's Farmers Market (variety/flae market)

1100 E Philadelphia Ave (mulitple vendors)

www.zerns.com

A.D. Moyer (hardware and building materials)

1200 E Philadelphia Ave

admoyer.com

Brew master Beverage Distribution

1063 E Philadelphia Ave

Wine & Spirits Shop

1050 E Philadelphia Ave - Gilbertsville Plaza

Gov ernment Services:
Gilbertsville Fire Co. No. 1

1454 E Philadelphia Ave

www.gilbertsvillefirerescue.org

US Post Office

1516 Swamp Pike

www.usp s.com

DOUGLASS TOWNSHIP

1320 E Philadelphia Ave

www.douglasstown ship.org
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