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When residents were asked  in  the comprehensive plan survey about  the characteristics of 
Morrisville Borough  that  they  liked best,  two of  the  top seven choices  (out of 24 choices) 
were  its walkways and  trails and  its parks and open  space.  (See Appendix C  for  survey 
results). 
 
Planning  for  these  open  space  and  parks  and  incorporating  their  functions  within  a 
revitalization  strategy  is  a  critical  component  of  this  comprehensive  plan.  Park  and 
recreation facilities, open space, and an abundance of green infrastructure (e.g., street trees, 
gardens, ponds, rivers, and wetlands) can help position Morrisville Borough’s reputation as 
a  green  and  active  community.  In  past  years,  various  regional  and  local  initiatives  and 
plans have been put forth to capitalize on the borough’s recreational and open space assets, 
including the Delaware River Heritage Trail, Bucks County Waterfront Revitalization Plan, 
the Morrisville Borough Open Space Plan, and  the Morrisville Riverview Redevelopment 
Area Plan. But how do these efforts fit together and, more importantly, what can they add 
to the borough’s ongoing revitalization efforts? The following summarizes these efforts as 
they relate to Morrisville:  
 
 

Levee Trail 
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Delaware River Heritage Trail 
The  Delaware  River Heritage  Trail  initiative was  started  in  1996  by  the National  Park 
Service  to unite  the New  Jersey and Pennsylvania sides of  the Delaware River  through a 
trail loop that would extend from Morrisville‐Trenton in the north to Palmyra‐Philadelphia 
to the south. The Heritage Trail will focus on interpreting the natural and cultural resources 
along its path. In Morrisville, the trail will begin at the Calhoun Street Bridge and will make 
use  of  the Delaware Canal  towpath  through  the  borough  and  continue  south  into  Falls 
Township. The East Coast Greenway will also use  the Morrisville section of  the  towpath; 
this project, which will use the Pennsylvania side of the Heritage Trail, seeks to develop the 
nation’s  first  long‐distance,  city‐to‐city, multi‐modal  transportation  corridor  for  cyclists, 
hikers, and other non‐motorized users. 
 
Morrisville Borough Open Space Plan 
In November, 2007, Bucks County voters renewed the Bucks County Open Space program 
by committing to an $87 million plan for preserving open space. As with previous funding, 
the  new  round  of  funding  will  have  a  municipal  open  space  component,  a  farmland 
preservation  component,  a  county  park  and  recreation  component,  and  Bucks  County 
natural area component. However, a new component  to  the program will be of particular 
benefit to Morrisville. Funding will be provided for open space projects along the Delaware 
River. The $7 million Delaware River component is a competitive grant program available 
to  all Delaware River  communities  to  acquire  easements  for natural  resource,  recreation, 
and farmland conservation purposes.  
 
While the newly authorized Bucks County Open Space program may require the borough 
to provide an update to the borough’s open space plan, many of the priorities identified in 
the  1999 Morrisville  Borough Open  Space  Plan  are  still  relevant. Unrealized  opportunities 
identified in this plan include: 
 

• Protecting  the  riverfront  by  acquiring  conservation  easements  in  natural  resource 
areas; 
 

• Protecting the “A” Field at the former Capitol View Elementary School permanently; 
 

• Enhancing Morrisville Lake by evaluating conditions and opportunities 
 

• Providing public space at Mill Pond; and 
 

• Enhancing  the  trail‐towpath  system,  including  supporting  efforts  to  establish  the 
Heritage Trail through Morrisville. 
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The borough should continue to pursue these worthy priorities for protection through the 
County’s program and other funding opportunities.  
 
Bucks County Waterfront Revitalization Plan 
The purpose of the Bucks County Delaware River Waterfront Revitalization Plan is to articulate 
a  community‐based  vision  that  will  guide  future  revitalization  efforts  along  the  lower 
Delaware  River  waterfront  in  the  townships  of  Bensalem,  Bristol,  and  Falls,  and  the 
boroughs of Bristol, Tullytown, and Morrisville.  
 
The  Bucks  County  Waterfront  Revitalization  Plan  devises  specific  recommendations  to 
improve  the overall  study area and make  it more attractive  to  residents, businesses, and 
visitors.  Six  themes,  including  park  and  natural  resource  themes,  organize  these 
recommendations and serve as goals for the plan:  
 

• Enliven the river’s edge by improving waterfront access 
 

• Incorporate design with development to improve the attractiveness of the area and 
foster its renaissance. 
 

• Enhance  the  economy  by  fostering  redevelopment  of  underutilized  lands  and 
buildings. 
 

• Expand mobility and accessibility to and within the study area. 
 

• Foster environmental sustainability of the Delaware River and its tributaries. 
 

• Reinforce sense of place and identity. 
 
The study also provides more detailed concept plans for key areas in the study area that are 
considered  priority  redevelopment  and  enhancement  projects  in  each  study  area 
municipality.  Each  “opportunity  area”  provides  a  potential  vision  of what might  be.  In 
Morrisville,  the plan envisions several park and recreation and open space opportunities. 
The plan  shows a  trail along  the Delaware River  from Williamson Park  to  the borough’s 
southern  border. Open  space  and  public  access  to  the water  are  identified  at  the  Staley 
property. Bridge Street and Pennsylvania Avenue are shown as bicycle routes, connecting 
Morrisville to the adjacent communities of Trenton, Lower Makefield, and Falls. Morrisville 
Lake is identified as a potential new park.  
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Redevelopment Area 
In 2004, Morrisville began a collaboration with the Bucks County Redevelopment Authority 
to certify certain areas of  the borough as “blighted” and establish redevelopment areas  in 
accordance  with  the  Pennsylvania  Redevelopment  Law.  A  redevelopment  plan  was 
developed for “Morrisville Riverview,” using the Bucks County Waterfront Revitalization Plan 
for ideas and guidance. The Morrisville Riverview plan is focused on the borough’s south 
waterfront  and  areas  inward,  including  the  Staley  site,  from  East  Philadelphia Avenue 
down to East Post Road.  
 
An  illustrative site plan and zoning ordinance amendment were developed as part of this 
plan. The  site plan details  a potential  street  and  building  layout  for  the  Staley property 
portion of the site. Parks and open space encompass a significant portion of the illustrative 
site  plan,  with  dedicated  land  shown  along  Lenora  Avenue  and  the  entirety  of  the 
waterfront.  
 
The zoning ordinance amendment, known as  the Riverview Neighborhood District  (RN), 
encompasses much  of  the  redevelopment  plan’s  study  area  and  contains  development 
standards  aimed  at  emulating  the  borough’s  traditional  town  character, with  small  lots, 
short setbacks, narrow streets, and a mix of uses. The ordinance contains several park and 
open space requirements, including: 
 

• A  requirement  that 20 percent of  the  site area be dedicated  to green  spaces  (open 
space and park and recreation land). 
 

• A  requirement  that  7.5 percent  of  the  site  take  the  form  of public  squares, parks, 
greens, and playgrounds. 

 
• Proposals fronting the Delaware River must have an average setback of 300 feet from 

the river and only 25 percent of such areas would count towards the total 20 percent 
site requirement.  
 

• Public access is required for all permitted water‐related uses. 
 

The RN district amendment was adopted in 2005. 
 
Potential Linkages 
Another  important  aspect  to  planning  for  future  open  space  and  park  and  recreation 
opportunities is to provide pedestrian linkages to these resources. Morrisville Borough is a 
walkable community: the borough is laid out in a grid pattern, sidewalks are located along 
most  streets,  traffic  speeds  are  relatively  slow,  and  cars  are permitted  to park  on‐street, 
providing pedestrians with a protective barrier against traffic. The existing sidewalks and 
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street  network  are  great  resources  to  be  used  to  link  resources  (See  Chapter  10: 
Transportation  and  Circulation  for  further  discussion  of  the  borough’s  pedestrian  and 
bicycle  system).  Nevertheless,  more  can  be  done  to  link  borough’s  residential 
neighborhoods to key resources located in and adjacent to Morrisville. 
 
The Delaware Canal,  in  particular,  could  serve  as  a  “spine”  from which  pathways  and 
routes  could  be  developed  to  other  park  and  recreation  resources.  Signage  could  direct 
persons coming from the canal to other areas of the borough, including the downtown and 
Delaware  River.  Unfortunately,  present  signage  is  poor  or  non‐existent  and  it  can  be 
difficult to locate access points to the canal. The canal and towpath are in good condition, 
having received funding for maintenance and a new surface for  the  towpath. However, a 
key  area  south  of  the  borough  remains  blocked  by Tyburn Road.  Should  this  condition 
remain, future linkages with Falls Township will be either along the Delaware River or by 
way of local roads.  
 
The Delaware  River waterfront  is  another  linkage  opportunity. While Williamson  Park 
serves  as  a  great  link  along  the Delaware River  between  the Calhoun  Street Bridge  and 
Trenton Makes bridges, areas south of the park contain undeveloped waterfront property—
as well as  the unopened South Delmorr paper street and adjacent private  rail spur—that 
could  potentially  serve  as  a  link  south  along  the  river  to  Falls  Township.  This  linkage 
opportunity is identified in the Bucks County Waterfront Revitalization Plan as part of the goal 
of creating a continuous public riverwalk along  the Delaware  in  the plan’s six study area 
communities. However, the Morrisville Borough Open Space Plan recommends that riverfront 
areas  be  protected  by  acquiring  natural  resource  conservation  easements.  Should  the 
borough  pursue  a  riverwalk  along  the  Delaware  River,  its  design,  construction,  and 
purpose  should  be  of  a  low‐impact,  environmentally  sensitive  nature.  This  would  be 
consistent with both plans, which recommend the protection and restoration of floodplain 
and streambank areas. 
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HISTORIC AND CULTURAL RESOURCES CHAPTER 9 

 
The buildings and structures  in Morrisville reflect the era  in which they were constructed 
and give the borough a unique and valuable heritage. Morrisville’s heritage is also found in 
its natural landscapes, such as the Delaware River, and its cultural landscapes, such as the 
Morrisville  Cemetery  and  Delaware  Canal.  Both  buildings  and  landscapes  provide  the 
borough with a sense of place and heritage that should be preserved.    
 
In planning  for  the  future,  the borough needs  to plan  for  the management of  its historic, 
cultural, and natural resources. Management of this heritage can be done with preservation 
of  historic  structures,  natural  resource  protection,  and  promotion  of  heritage  through 
cultural events. Effective heritage management enhances quality of life and environmental 
sustainability and will ensure that the borough is a good place to live and work for present 
and future residents.  
 
This  chapter  primarily  addresses  historic  preservation  of  buildings  and  landscapes.  The 
promotion  of  heritage  through  cultural  events  is  also  briefly  discussed. Management  of 
natural resources is addressed more fully in the natural resources protection chapter of this 
plan.  
 
Historic Preservation  
Historic  preservation  is  the  process  of  preserving  historically  significant  parts  of  a 
community, from individual buildings to whole neighborhoods. It involves identifying and 
celebrating  a  community’s  history  to  provide  a  better  understanding  of  its  past  and  a 
context for future decision‐making.  
 
Historic resources are defined by the Pennsylvania Historical and Museum Commission as 
objects or sites eligible for listing or listed in the National Register of Historic Places, as well 
as  those  identified as historic by  the  community on  the basis of age or  local  importance. 
While Morrisville contains structures representing  just about every period  in our nation’s 
history, a borough‐wide survey of historic buildings has never been undertaken.  
 
However,  several  historic  resources  have  been  identified  and  listed  on  the  National 
Register of Historic Places due  to  their national  significance. National Register  resources 
include  the Gershom Craft House  (105 Barnsley Ave.), Pennsylvania Railroad Bridge and 
the Calhoun Street Bridge. The Pennsylvania Railroad Bridge is also listed on the Historic 
American Engineering Record, which was established in 1969 by the National Park Service, 
the American Society of Civil Engineers, and the Library of Congress to document historic 
sites and structures related to engineering and industry. 
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Summerseat  and  the  Delaware 
Canal  are  designated  National 
Historic  Landmarks.  This  list 
includes  nationally  significant 
historic places designated by  the 
Secretary  of  the  Interior  because 
they possess exceptional value or 
quality  in  illustrating  or 
interpreting  the  heritage  of  the 
United States. The canal  towpath 
has  also  been  classified  by  the 
U.S. Secretary of the Interior as a 
National Recreation  Trail, which 
is a designation given  to existing 
trails  that  contribute  to  health 
conservation,  and  recreation 
goals in the United States.  
 

These and other undocumented historic resources in Morrisville have value for a number of 
reasons. They give  the borough a special physical and cultural character. Older buildings 
are  frequently  better  built, with  craftsmanship  and materials  that  are  rarely  duplicated 
today.  Each  historic  building  represents  a  past  investment  for  future  generations. 
Maintenance  and  rehabilitation of historic buildings  and neighborhoods  also  represent  a 
savings  in  terms  of  energy  and materials. Well‐kept  historic  buildings  contribute  to  the 
vitality  of  a  community  and  strengthen  property  values.  Neglect  or  loss  of  historic 
buildings and structures would pose a significant threat to the identity of the borough. 

The National Register of Historic Places  
The National Register of Historic Places  is part of a nationwide program  to coordinate 
and support public and private efforts to identify, evaluate, and protect our historic and 
archeological  resources.  Properties  listed  are  significant  in  American  history, 
architecture,  archeology,  engineering,  and  culture.  Nominations  for  listing  are 
administered through the Pennsylvania Historical and Museum Commission. 
 
National Register‐listed  properties  are  protected  from  alterations  stemming  from  any 
federally funded, assisted, or licensed project. The listing, however, places no restrictions 
on the actions of private landowners or developers, but has the effect of alerting them to 
the  significance  of  a  resource.  Listing  may  provide  eligibility  for  certain  funding 
opportunities or tax relief, but buildings that are listed on the National Register may still 
be altered beyond recognition or demolished. 

Summerseat 
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Although historic  resources  are valuable,  they  are often  taken  for granted until  they  are 
endangered.  Preservation  planning  can  lessen  the  threat. However,  sound  preservation 
planning  must  occur  before  historic  elements  are  imperiled.  Last‐minute  preservation 
responses are rarely effective in the long term. 
 
The historic preservation process  fosters  civic pride  and  appreciation  for historic values. 
Appropriate  preservation  and  restoration  projects  can  even  enhance  and  improve 
surrounding non‐historic property values. 
 
In  terms of economic development, historic preservation generates  tourism, construction, 
and rehabilitation activity that creates  jobs and  income. Therefore, the need for continued 
protection of historic resources is a crucial concern for the borough. 
 
If historic  resources are  to be  retained,  it  is essential  to develop an effective  local historic 
preservation  program.  Local  historic  resources, most  of which  are  privately  owned  and 
maintained, are at risk unless residents are properly educated about the historic importance 
of  their  properties,  and  are  encouraged  to  cooperate  with  the  borough’s  preservation 
agenda. Community‐wide  events  that  emphasize preservation  and  cultural  and heritage 
protection are instrumental to inform the public about the issues. 
 
Natural Resources 
In addition  to historic buildings, the borough 
has  natural  resources  that  give  it  character. 
Graystones,  at  the  intersection  of  Crown 
Street  and  Highland  Avenue,  is  an 
outcropping  of  large  gray  boulders  that  is 
believed to be the starting point of the survey 
of the first purchase of  land from the Indians 
by  William  Penn  in  1682.  It  is  therefore  a 
historic site as well as a natural resource. The 
site has been preserved as open space by  the 
borough.  
 
The  borough  has  many  large  mature  street 
trees  that  provide  shade,  cooling,  and  a 
pleasant  character  to  the  neighborhoods. 
These  trees  should  be  managed  to  prevent 
unnecessary  removal,  treated  to  prevent 
disease  and  have  provisions  made  for 
eventual replacement.  Graystone Monument 
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Historic Preservation Plan 
A  historic  preservation  plan  is  a  program  for  conserving  historic  resources.  The  plan 
contains  a  historic  resources  survey,  an  assessment  of  constraints  and  threats  to 
preservation  of  those  resources,  a  goal  and  objectives,  and  implementation  strategies. 
Implementation  techniques  include adoption of an historic ordinance, zoning  techniques, 
financial  incentives,  and  other  tools.  The  plan  may  be  a  chapter  in  the  communityʹs 
comprehensive plan, or  a  separate document. The plan  can be developed by  an  existing 
organization like the planning commission or by a historic commission or society.  
 
This chapter does not serve as an historic preservation plan but describes the components 
of  such  a  plan.  The  first  step  in  preparing  a  plan  is  to  determine what  resources  exist 
through completing a historic resources survey. 
 
Historic Resources Survey 
The  foundation of any historic preservation plan  is a historic resources survey. A historic 
resources  survey  is more  than a  listing of historic buildings and places.  It  is a process of 
identifying and gathering data on historic resources. 
 
An historic resources survey involves examining photographs, archives and documents to 
generate data  about  the  age,  construction,  architectural  style  and  significance  of historic 
buildings  and  structures.  In  order  to  ensure  survival  of  historic  resources  and  make 
effective  use  of  them,  it  is  necessary  to  inventory  these  resources.  While  volunteer 
historians or local historic societies may be able to document resources and otherwise assist 
in preparing a survey, it is desirable to have such surveys done by a qualified professional, 
when possible.   
 
The  survey may  locate  resources  eligible  for  listing  on  the National Register  of Historic 
Places, or  resources  that are  locally, but not nationally, significant. The survey should be 
periodically updated, because as time passes more buildings become eligible for inclusion. 
 
Assessment of Threats and Constraints 
The assessment of threats and constraints involves an evaluation of the negative influences 
that impact historic resources. These factors include air pollution and vibration from traffic, 
zoning  that permits uses  in historic  structures  that may detract  from  their  integrity, and 
inability of property owners to fund maintenance and improvements. 
 
Goals and Policies 
Goals and policies are necessary to guide and provide a focus for a preservation program. 
These  goals  and  policies  should  reflect  the wishes  of  the  community.  It  is  also wise  to 
consult  with  the  owners  of  historic  properties  because  their  participation  in  the 
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preservation program  is  important. The borough comprehensive plan should  incorporate 
preservation policy as well.  
 
The Comprehensive Plan 
The  comprehensive  plan  is  also  an  important  element  in  the  program  for  historic 
preservation. The comprehensive plan should bring preservation concerns to the forefront 
because  it establishes policy  for all  the activities of a community. Section 301(a)(1) of  the 
Municipalities  Planning  Code  (MPC)  requires  the  comprehensive  plan  to  include  a 
statement of objectives concerning the future development of the municipality. 
 
Identifying  historic preservation planning  as  an  objective  of  a municipal  comprehensive 
plan reflects the desire to preserve buildings and structures with historic value. A historic 
preservation  chapter  and  objective  also provides  a historical  context  for  future planning 
and land use policies in the zoning ordinance.  
 
Implementation Tools 
Implementation tools must be developed to make the preservation plan work. These tools 
take  the  form  of  historic  district  ordinances,  zoning  provisions,  design  guidelines  and 
others. In most cases the primary responsibility for protecting historic resources falls to the 
property owner. However, communities can enact regulations and laws to preserve historic 
resources.  
 
Historic Districts and Review Board 
To  protect  historic  resources  in  the  borough,  council may  adopt  a  historic  preservation 
ordinance  in accordance with  the Historic District Act. A  local historic district ordinance 
designates  an  area  containing  historic  structures  and  protects  by  limiting  the  type  of 
alterations  that may be made  to existing buildings,  reviewing proposed demolitions, and 
ensuring compatible design of new construction.  
 
Historic districts  created under  the authority of  the enabling  legislation, Act 167, are not 
zoning districts; the review process is a procedure separate from zoning concerns. All areas 
proposed  for  a  historic  district  must  be  certified  as  having  historic  character  by  the 
Pennsylvania Historical and Museum Commission. Act 167 also requires the appointment 
of a historical architecture review board (HARB), which reviews and advises the governing 
body about any alterations within the district. The governing body then decides whether to 
approve or deny the proposal.  
 
The  first  step  in  establishing  a  historic  district  is  to  conduct  a  survey  of  local  historic 
resources. The next  steps would  involve  applying  for historic district  status  through  the 
Pennsylvania Historical and Museum Commission and appointing a historical architecture 
review board. 
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A historic district would allow much greater control over the design choices of individuals 
wishing  to modify  their buildings or  construct new buildings. Some  residents, however, 
may  feel  that  a  historic  district  allows  too much  control  over  the  decisions  of  property 
owners. The borough can gear historic district requirements to fit local objectives. 
 
Zoning  
Section  603(b)(7)  of  the MPC  allows  local  zoning  ordinances  to  contain  provisions  that 
promote  and  preserve  areas  of  historic  significance.  But  local  zoning  regulations  often 
permit greater densities and types of uses that do not blend with the existing character of 
older  areas. New  construction may  introduce density or uses  that may  conflict with  the 
character of an existing neighborhood. 
 
Zoning  regulations  should  be  reviewed  and  adjusted  so  they  support  the  existing 
neighborhood density and prohibit uses that would detract from its character. For example, 
height, setback, density and other zoning standards can be used to discourage “teardowns” 
that would replace small historic homes with those of inappropriate scale.  
 
Another method of preserving historic scale and uses is to expand the use opportunities for 
identified historic buildings, a device know as adaptive  reuse. Typical uses are bed‐and‐
breakfasts,  antique  shops,  cultural  centers,  or  even  low‐impact  offices.  Condominium 
conversion or other residential reuse of very large historic structures should be an option.  
 
Zoning Overlay Districts 
A  historic  overlay  district  is  a  zoning  technique  that  places  special  restrictions  on 
development in addition to those of the base zoning district to enhance preservation efforts. 
It is best suited to protection of historic resources that are too geographically dispersed to 
form a historic district or districts. 
 
Act 167 permits regulation of historic districts but does not provide for the designation or 
regulation  of  individual  historic  resources  not  in  a  historic  district.  Overlay  district 
provisions  address  alterations,  additions,  and  uses  that  would  potentially  alter  the 
character of an individual resource, without affecting the underlying zoning. 
 
Examples of historic overlay district provisions are as follows: 
 

• Permitting additional uses within historic structures, with a condition of use being 
that any alterations meet design guidelines such as parking lot location. 

 
• Buffering next to historic properties. 

 
• Review of proposed subdivisions and land developments by a historic commission. 
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• Requiring a minimum setback from the Delaware Canal. 
 
Demolition Regulations 
The  regulation  of  demolition  is  an  important  part  of  a  community’s  effort  to  preserve 
historic  resources.  Demolition  by  neglect  is  the  destruction  of  a  building  through 
abandonment  or  lack  of maintenance.  Property  owners may  use  this  kind  of  long‐term 
neglect  to  circumvent  historic  preservation  demolition  regulations.  The  borough  should 
enforce  laws  that  require  buildings  to  be  secure  from  vandalism  and  vagrancy, prevent 
blight and that prohibit demolition unless the building presents an immediate threat to the 
safety and welfare of the general public. 
 
A demolition delay ordinance requires a waiting period after  the submission of a request 
for a demolition permit. Many ordinances require a delay for structures of more than 500 
square  feet  and  older  than  50  years.  The  delay  provides  time  for  research  about  the 
architectural or historical significance of the property and time to develop alternatives for 
preservation, or to document the property if demolition cannot be averted.  
 
Design Guidelines  
Design guidelines are another tool for preserving the appearance of historic buildings and 
neighborhoods.  They  consist  of  recommended  design  options  for  alteration  or 
rehabilitation  of  existing  buildings  and  construction  of  new  buildings,  encompassing 
features like material, architectural style, and signs. 
 
A design guideline usually  consists of  a one‐ or  two‐sentence  statement  that describes  a 
preferential  treatment  of  one  aspect  of  the  design  of  a  building  or  site.  For  instance,  a 
design  guideline might  address  entryways:  “Solid  or  residential‐type  doors with  small 
areas  of  glass  should  be  avoided.  Openings  containing  double‐entry  doors  should  be 
retained.”  
 
Such  guidelines,  especially  when  illustrated,  can  help  maintain  the  character  of  the 
community. Design guidelines are also useful when coordinated with the requirements of a 
historic district. Residents  recognize what  is  encouraged  and what  is discouraged when 
making  design  choices,  avoiding  conflict with  the  Historical  and  Architectural  Review 
Board. 
 
Adherence  to  guidelines  ensures  that  buildings  fit  within  the  context  of  the  existing 
architecture of an area. Although guidelines are not binding, they make a strong statement 
about the importance of preservation to a community. 
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Financial Incentives and Grant Programs 
Local preservation ordinances and guidelines can be effective; however they do not address 
the  financial  pressures  that  face  owners  of  historic  properties.  To  be  more  effective, 
preservation  efforts  should  also  address  pressures  that  may  conflict  with  historic 
preservation planning. Financial incentives and grant programs are ways local government 
and local financial institutions can encourage historic preservation. 
 
The  provision  of  financial  incentives  encourages  private  property  owners  to  become 
involved  in  preservation  efforts  and  invest  in  historic  properties.  These  incentives  are 
intended to eliminate many of the financial advantages of new construction compared with 
restoration  or preservation projects.  Financial  incentives primarily  take  the  form of  low‐
interest  loan  programs  and  tax  incentives  from  governmental  bodies.  Revolving  loans 
administered by a local bank or the borough may also assist with the cost of preservation. 
Banks get involved in preservation loans because of the positive community relations and 
profit potential. Local governments may offer tax incentives such as property tax abatement 
freezes  or  credits.  The  availability  of  particular  incentives  depends  on  state  enabling 
legislation. 
 
Various  grant  programs  administered  by  the  state  and  federal  governments  as well  as 
private  foundations  may  be  available  for  local  preservation  projects.  For  example, 
Morrisville  may  be  eligible  for  a  Historic  Preservation  Grant  from  the  Pennsylvania 
Historical  and  Museum  Commission.  This  grant  program  may  fund  cultural  resource 
surveys, national register nominations, and planning and development assistance projects. 
The  State  Historic  Preservation  Officer  at  the  Pennsylvania  Historical  and  Museum 
Commission  (www.phmc.state.pa.us),  the  regional  office  of  the  National  Park  Service 
(www.nps.gov), and  the National Trust  for Historic Preservation (www.nationaltrust.org) 
can provide information regarding available funding to eligible parties.  
 
Historic Commission or Society 
The  borough has  an  organization devoted  to preservation  of  the  borough’s history. The 
Historic Morrisville Society seeks  to preserve  the heritage of  the area  through exhibits of 
local  history.  The  society  operates  Summerseat  and  presents  exhibits  and  hosts  events 
through the year.  
 
A  historic  society,  such  as  the  Historic  Morrisville  Society,  or  an  appointed  historic 
commission could be charged with implementing the historic preservation program in the 
borough.  An  historic  commission  advises  planning  commissions  and  elected  officials 
concerning protection of historic  resources  throughout  the community and comments on 
development  proposals,  conducts  research  and maintains  a  historic  resources  inventory 
and map.  
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The borough planning commission also has an important role. As the group that develops 
and assists in the implementation of the comprehensive plan, it should work to implement 
the historic preservation program. The objectives of the program should also be considered 
during  the  routine activities  such as  subdivision and  land development plan  review. For 
instance, in the review of proposals that impact historic resources, the planning commission 
should seek the opinion of the historic preservation organization. The historic preservation 
organization can discuss alternatives with the planning commission and applicant. 
 
Heritage Signage 
Historic  landscapes  and  other  features  can  be  noted  by  plaques,  street  markers,  or 
storyboards. This  signage may describe  the  features  itself and  the  reason  it  is significant. 
Historic trees can be noted with tree plaques. 
 
Cultural Heritage 
The borough’s historic buildings and other features provide a visible  link to the past. The 
borough also has a heritage based on  traditions and a way of  life passed down  through 
generations  of  residents  that  should  be  preserved.  The  traditions  of  a  walk  along  the 
Delaware Canal, shopping downtown, attending the Morrisville schools and churches and 
other  organizations  link  residents with  each  other  and  their  forebears.  These  links  are 
important  and  should  be maintained.  This  heritage  can  be  celebrated  and  shared with 
others  to  strengthen  ties  amongst  each  other  and  the  past.  Interpretations  of  history  at 
Summerseat  and  borough  celebrations,  such  as  parades  and  fairs,  transfer  local  cultural 
heritage onto new generations. There are two specific issues that the borough may address 
to  preserve  cultural  heritage,  the  Landmark  Towns  project  and  preservation  of  the 
Morrisville Cemetery. 
 
Landmark Towns 
The  borough  is  participating  in  the  Landmark  Towns  project which  is  a  revitalization 
initiative  of Delaware Canal  towns  of New Hope, Yardley, Morrisville  and  Bristol,  that 
have  traditional downtown business districts. The project  is designed  to help  these small 
towns  rejuvenate  their  business  districts,  as well  as  preserve  and  enhance  their  shared 
industrial  and  cultural heritage. Local  funds  are matched with matching  funds  from  the 
Delaware  and  Lehigh  federal  partnership  funds  ($20,000)  and  the  Pennsylvania 
Department of Community and Economic Development. The National Trust  for Historic 
Preservation’s  “Main  Streetʺ  revitalization  approach—promotion, organization,  economic 
development and design—are used in the Landmark Towns project. 
 

The  Landmark  Towns  project  will  define  the  region,  assess  its  economy,  and  identify 
unifying regional themes. It also will identify borough downtowns and focus areas; review 
existing  downtown  plans  and  organizational  capacity;  identify  potential  for  stand‐alone 
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revitalization  programs;  establish  a  downtown  coordinating  structure,  and  develop 
community sub‐plans and a regional support plan.  

 
Cemetery Preservation 
The  private  cemetery  in  the  southern  half  of  the  borough was  established  in  1849  and 
contains  numerous  veterans’  graves  including  at  least  one  from  the  Civil  War.  The 
cemetery  forms a significant part of  the borough heritage, particularly  for Memorial Day 
events. 
 
The  cemetery  faces  threats  from  vandalism  and  trespassing.  Vandals  have  significantly 
damaged  the old  section of  the  cemetery and  local  residents walk dogs on  the property. 
Signage  is  necessary  to  remind  neighbors  that  the  cemetery  is  private  land. Additional 
police patrols would deter loitering and vandalism.  
 
Recommendations 

• Conduct a historic survey to identify historic resources to be protected. 
 
• Coordinate efforts with DCNR to provide interpretative resources for the Delaware 

Canal. 
 
• Designate  one  or more  historic districts. A HARB would  be  appointed  to  review 

development  applications  in  the  district(s).  Alternatively,  or  in  addition,  adopt 
historic preservation overlay  zoning  addressing provisions  for designated historic 
resources in the borough. 

 
• Review  the  zoning  ordinance  to  ensure  that  existing  standards  promote  historic 

preservation. Add or amend provisions for adaptive re‐use and delay of demolition, 
if necessary. 

 
• Adopt design guidelines for downtown and designated historic areas. 

 
• Promote the history of the borough through tourism and signage. 

 
• Coordinate efforts to preserve Morrisville Cemetery. 

 
• Support community events which strengthen cultural heritage. 
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TRANSPORTATION AND CIRCULATION CHAPTER 10 

 
The  function of  the  transportation  system  is  to provide  for  the movement of people and 
goods between places. The adequacy of  this system  is  influenced by  the  type and size of 
population growth and land development that occurs along the network. 
 
Proper land use planning is critical to prevent adverse effects to the transportation network 
due  to  improper  development.  Conversely,  when  transportation  improvements  are 
designed,  addressing  the  needs  of  the  general  public,  individual  property  owners  and 
neighborhoods are important. Where appropriate, transportation improvements should be 
designed as multiple–use facilities that provide for pedestrians, bicycles, public transit, and 
automobiles.  
 
The continued development and redevelopment of the borough depends on the advantages 
that  a well‐functioning  transportation  system  provides. Maintaining  and  enhancing  the 
quality  and  efficiency  of  streets,  highways,  and  railroads  in  the  borough  will  support 
economic  development.  This  chapter  examines  the  existing  transportation  system  in  the 
borough  and  provides  analysis  and  recommendations  for  the  various  modes  of 
transportation that serve it. 
 
Public Transportation 
The  Southeastern  Pennsylvania  Transportation  Authority  (SEPTA)  provides  public 
transportation to borough residents.  

Morrisville  Borough  is  served  by  one  SEPTA  bus  route,  Route  127.  The  127  bus  route 
provides service to several shopping centers along West Trenton Avenue and Pennsylvania 
Avenue  before  continuing  to  Trenton,  New  Jersey.  The  Route  127  bus  begins  at  the 
Philadelphia Park Casino  in Bensalem Township and ends at  the Trenton station. As  the 
bus  travels  from Bensalem  to Morrisville,  it stops at  the Neshaminy Mall and  the Oxford 
Valley Mall. Connections to other SEPTA bus routes can be made at both malls.  

SEPTA  rail service provides access  to Philadelphia and Trenton. Morrisville residents are 
close  to  SEPTA’s  Levittown  rail  station,  located  in  Tullytown  Borough.  The  Levittown 
station  is a stop on SEPTA’s R‐7  regional  rail  line, which  runs between Philadelphia and 
Trenton, connecting with NJ Transit rail  lines  in Trenton, to provide service to New York 
City. (The SEPTA station in Yardley Borough, served by the R‐3 West Trenton regional rail 
line to Philadelphia, is also within commuting distance for Morrisville residents.) 
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Morrisville  residents  can  access AMTRAK’s Northeast Corridor  Service  at  the  station  at 
Cornwells  Heights  in  Bensalem  Township  or  at  the  station  in  Trenton.  AMTRAK’s 
Northeast Corridor rail line provides access to New York, Boston, and Washington, D.C. 

As development and redevelopment takes place, borough officials should examine how the 
use of public transportation will be affected. The borough should maintain a dialogue with 
SEPTA to ensure that needs of its residents are being met. 

Morrisville Borough Train Station 
According  to  the Bucks County Waterfront Revitalization Plan  (2005),  the  area between  the 
Delaware Canal, the SEPTA R7 rail line, and South Pennsylvania Avenue is identified as an 
“opportunity area” with the potential for the construction of a new rail station and transit‐
oriented development. Transit‐oriented development (TOD) is a residential area with a mix 
of  commercial  and  office  uses  designed  to  maximize  access  to  and  promote  public 
transportation. A TOD neighborhood typically consists of a train station at its center with 
residential  areas within  one‐half mile  from  a  transit  stop,  since  this  is  considered  to  be 
within reasonable walking distance for pedestrians. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The key aspect of developing the opportunity area into a TOD is the establishment of a new 
SEPTA station at the site. As of the development of this comprehensive plan, SEPTA had no 
plans  to  construct  a  new  station  in Morrisville Borough. Therefore,  the  borough  should 
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work with SEPTA and Bucks County  to determine  the  feasibility of a new station  in  this 
area of the borough. 

Since  the  development  of  this  plan,  the  borough  has  engaged with  the  Bucks  County 
Redevelopment Authority to develop a Redevelopment Area Plan of the area known as the 
Morrisville Town Center,  in  accordance with  the Pennsylvania  redevelopment  law. This 
redevelopment area broadly encompasses  the  same area  identified as a potential TOD  in 
the Bucks County Waterfront Revitalization Plan.  

A new zoning district,  the  I‐2  Industrial District, was  subsequently adopted  for  the area. 
This district permits rail stations, offices, and a variety of  industrial  land uses. The site  is 
envisioned as a planned industrial park for research and technology. 

Although residential areas would be within walking distance of the rail station—if a station 
were developed at  this  site—the district  is not a  transit‐oriented development district, as 
residential uses are not permitted in the I‐2 District.  If the possibility of  a Morrisville rail 
station moves closer  to  reality,  review and  revision of zoning  in  the  I‐2 and surrounding 
districts should take place, to allow for TOD encompassing residential uses and possibly to 
realign industrial and other land uses accordingly.     

Street Hierarchy 
Street  hierarchy  or  road  classification  is  the method  by which  streets  and  highways  are 
categorized  into classes, or systems, according  to  the  type of service  they provide. Policy 
guidelines  regarding  uniform  road  classification  are  especially  important  in  light  of  the 
reality that funding levels for roads, which are the backbone of the transportation system, 
have not kept pace with the proliferation of motor vehicles, housing, and businesses. 
 
The backlog of needed road maintenance and construction projects has grown. Due to the 
reduction  in  funds available  for highway capital  improvement projects  throughout Bucks 
County  and  the  Commonwealth,  it  is  essential  that  municipalities  re‐evaluate  existing 
roadways and  institute policies and  regulatory measures  to  ensure  that  they  continue  to 
function as efficiently as possible. 
 
The  road  classification  system  recommended  for Morrisville Borough  is based upon  five 
classes: expressway, arterial,  collector, primary, and  secondary. These  roadway  types are 
defined  in  the  borough  subdivision  and  land  development  ordinance.  Roadway 
dimensional  requirements  are  listed  in  the  borough  subdivision  and  land  development 
ordinance. The following provides the classification for each street in the borough as shown 
in the Morrisville Borough Highway Classification Map.  
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Expressways  are designed  to provide  the highest  level  of mobility  for  large, high‐speed 
traffic  volumes.  Expressways  are  limited‐access  facilities  that  provide  access  to  regional 
business and employment centers. U.S. Route 1 is the only expressway in the borough. 
 
Arterial  streets  are  designed  to  carry  large  traffic  volumes  and  high‐speed  traffic with 
controlled  access  to  abutting  properties.  Access  onto  arterial  streets  should  be  strictly 
controlled  because  the  proliferation  of  turning  movements  at  individual  driveways  to 
properties will  degrade  the  function  of  an  arterial  street. New  access  points  should  be 
minimized  and  well‐spaced  so  that  speeds  on  the  arterial  road  can  be  maintained  at 
appropriate  levels. According  to  the borough’s Highway Classification Map,  there are no 
arterial streets in Morrisville Borough. 
 
Collector streets are designed  to convey moderate volumes of  traffic  to and  from arterial 
streets  and  to other  collector  streets. They also provide access  to business,  industry, and 
public buildings. Access  to  collector  streets  from  abutting properties  should be  carefully 
controlled,  just  as  for  arterial  streets.  Collector  streets  include  East  and West  Trenton 
Avenues, East and West Bridge Streets, North and South Pennsylvania Avenues, East and 
West Philadelphia Avenues and North and South Delmorr Avenues. 
 
Primary streets are designed to carry a moderate volume of traffic, to intercept secondary 
residential  streets  and  driveways  of  high‐density  residential  uses,  industrial  parks  and 
other  high  traffic‐generating  uses.  They  also  provide  routes  to  collector  streets  and 
community  facilities.  The  only  streets  identified  as  primary  on  the Highway  Functional 
Classification Map are East and West Post roads. 
 
Secondary  streets  are  designed  to  provide  access  to  abutting  properties  and  a  route  to 
access primary streets. All streets not classified as expressway, arterial, collector or primary 
are considered secondary streets.  
 
According  to  Section  390‐22.C  of  the  subdivision  and  land  development  ordinance,  the 
“Morrisville  Borough  Street  Plan”  contains  the  arrangement  of  streets  in  the  borough. 
However,  this  plan  does  not  appear  to  exist.  Furthermore, while  the  zoning  ordinance 
refers  to  the Highway Classification Map,  the  categories defined  in  the  subdivision  and 
land  development  ordinance  do  not  match  the  categories  found  on  the  Highway 
Classification  Map.  Therefore,  the  borough  should  take  steps  to  correct  these 
inconsistencies and update the street classifications where deemed necessary. 
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Southerly Crossings Corridor Study 
Several studies prepared for the Delaware River Joint Toll Bridge Commission over the past 
30 years have identified the need to expand bridge capacity over the Delaware River. The 
primary transportation problem within Morrisville Borough has been and continues to be 
traffic congestion during peak hours. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The three bridges in the Morrisville area operated by the Delaware River Joint Toll Bridge 
Commission are currently operating at or near capacity conditions. Using a 2025 planning 
horizon,  traffic  volumes  are  expected  to  grow  by  25  percent,  and  traffic  congestion  is 
expected to worsen, as population and employment continue to grow in the region. 
 
The  Delaware  River  Joint  Toll  Bridge  Commission,  working  in  conjunction  with  an 
Interagency Advisory Committee of bi‐state  transportation, planning, and environmental 
agencies,  completed  the Southerly Crossings Corridor Study  in 2002. The  study, a multi‐
modal  transportation  needs  assessment,  evaluated  highway,  transit,  and  congestion 
management strategies for relieving traffic delays. 
 
A major  step  in  the  evaluation was  the  performance  of  a  sensitivity  analysis  of  traffic 
volumes on  the bridges  to  capacity  increases  at other bridges  in  the  corridor  and  to  the 

Lower Trenton Bridge 
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construction of  a new bridge  connecting Falls Township with Hamilton Township, New 
Jersey. The major findings of the study include:  
 

• Without  improvements, all bridges  in  the corridor will experience capacity  failure 
(congested  flow)  at peak hour  in  the peak direction  in  2025. The duration of  this 
congestion can be expected to spread to well beyond the peak hour;  

 
• The  addition  of NJ  Transit  passenger  rail  service  at  the Morrisville Yard  in  Falls 

Township and express bus service linking the Oxford Valley Mall in Langhorne with 
the  Quakerbridge  Mall  in  Lawrenceville,  New  Jersey,  are  estimated  to  have  a 
modest effect on bridge traffic volumes and merit further consideration. It should be 
noted  that  there  are  no  current  plans  to  develop  a  passenger  rail  station  in 
Morrisville Yard;  

 
• Extending  NJ  Transit’s  southern  New  Jersey  River  Line  light  rail  service  from 

downtown Trenton to the SEPTA R3 West Trenton Station in New Jersey was shown 
to have minimal effect on bridge traffic;  

 
• Investments  in mass  transportation, while needed, will not reduce  traffic volumes, 

congestion and delays on the bridges to acceptable levels;  
 

• There  is a need at the Calhoun Street Bridge to provide two lanes for peak period‐
peak  direction  travel  (eastbound  in  the  morning.  period  and  westbound  in  the 
afternoon peak period) to achieve acceptable traffic flow conditions. 

 
• Options to accomplish this necessity include bridge replacement, constructing a new 

adjacent  span,  implementing  reversible  lanes,  or  operating  the  Calhoun  Street 
Bridge as a one‐way pair with the Lower Trenton Bridge. These options will require 
further study; 

 
• The  U.S.  Route  1  Bridge  will  continue  to  operate  at  unacceptable  traffic  flow 

conditions  even with  improvements  at  Calhoun  Street  and  Scudder  Falls  unless 
either  a  third  northbound  lane  (an  auxiliary  lane)  is  added  to  the  bridge  and 
transitioned  to  an  exit‐only  lane  at  the Route  29  interchange,  or  a  new  four‐lane 
bridge is constructed at Falls‐Hamilton; 

 
• The construction of a Falls‐Hamilton Bridge is not  justified based on the fact that it 

would require a sizeable financial investment as the highest‐cost option, yet would 
not yield an acceptable level of service.  
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The  Southerly  Crossings  Corridor  Study  has  identified  the  transportation  deficiencies 
associated with  traffic  crossing  the Delaware River. Based upon  the  recommendations of 
the  study,  an  improvement  project  is  underway  for  the  U.S.  Route  1  Bridge, which  is 
discussed below. But this project does not address the existing deficiencies identified in the 
plan for the Calhoun Street and the Lower Trenton bridges. Therefore, the borough should 
continue  to work with  the Delaware River  Joint Toll Bridge Commission  to  ensure  that 
appropriate  improvements  are  made  to  these  two  structures  to  correct  the  problems 
identified in the study. 
 
Trenton‐Morrisville Toll Bridge Rehabilitation 
The  Delaware  River  Joint  Toll  Bridge  Commission  is  currently  undertaking  a  major 
rehabilitation of  the Trenton‐Morrisville Toll Bridge,  the U.S. Route 1 roadway, and  their 
respective  approach  structures. The bridge  carries U.S. Route  1 over  the Delaware River 
between Trenton, New  Jersey  and Morrisville. The  twelve‐span main  river  bridge  totals 
1,325  feet  in  length. The  improvements begin  just south of  the viaduct over  the Delaware 
Canal  and  Conrail  tracks  in Morrisville  and  end  just  north  of  the  South  Broad  Street 
overpass in Trenton.  
 
The project  includes  the  following:  rehabilitating  the main  river bridge  and widening  to 
accommodate  a northbound  auxiliary  lane; providing  a deceleration  lane on  the viaduct 
over  the Delaware Canal  and Conrail; modifying  the  interchange  at South Pennsylvania 
Avenue;  installing  a  new  traffic  signal  and  resurfacing  the  pavement  on  South 
Pennsylvania Avenue;  constructing  noise walls  adjacent  to  northbound U.S.  Route  1  in 
Pennsylvania;  constructing  a  new  toll  plaza;  realigning  the New  Jersey Route  29  ramp; 
constructing  a new  bridge  over Route  29  to  allow  for  improved  access,  as well  as other 
associated improvements along the corridor. Construction began in 2007 and is expected to 
be completed by the end of 2009.  
 
As construction occurs on  the project,  the borough should work with  the Delaware River 
Joint Toll Bridge Commission to ensure that traffic delays associated with construction can 
be minimized.  
 
Transportation Improvement Program 
The  Bucks  County  Transportation  Improvement  Program  (TIP)  is  an  inventory  of 
transportation‐related  improvements  requested  by  municipalities,  concerned  citizens, 
transportation studies, and other sources. In order to develop the county TIP, an appeal is 
made to all the municipalities to put forward projects for the program update. Once this list 
is  completed,  the  Bucks  County  Planning  Commission  board  approves  it.  Then  it  is 
forwarded  to  the  Delaware  Valley  Regional  Planning  Commission  (DVRPC)  for 
consideration as candidate projects for the regional TIP. 
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The regional TIP is updated every two years, in coordination with PennDOT’s 12‐year plan. 
The  regional TIP  lists  all  projects  that  intend  to  use  federal  and/or  state  funds  for  their 
engineering, right‐of‐way, and/or construction costs.  
 
The TIP update includes re‐evaluating project schedules and costs. Once the schedules and 
costs have been updated  for each existing project, some new projects  (candidate projects) 
may  be  added  to  the  TIP.  Since  this  list  must  be  financially  constrained  per  the 
requirements of  the  federal Safe, Accountable, Flexible Efficient Transportation Equity Act: A 
Legacy  for  Users,  the  addition  of  candidate  projects  depends  on  national  allocations  of 
transportation funding. 
 
The DVRPC, in conjunction with the member governments of the region, ranks and selects 
projects  from  the  candidate  project  lists  (i.e.,  county  TIPs)  submitted  by  the  member 
governments to compile the regional TIP. The regional TIP is then submitted to the DVRPC 
board for approval. Once approved, the regional TIP is then submitted to PennDOT to be 
included in the state TIP. 
 
As  of  the  2007–2010  regional  TIP,  there  were  no  projects  programmed  for  funding  in 
Morrisville  Borough.  (Since  the  Delaware  Joint  Toll  Bridge  Commission  is  funding 
rehabilitation of the Route 1 bridge, that project does not appear on the DVRPC’s regional 
TIP). 
 
Morrisville Borough should work with the Bucks County Planning Commission to develop 
a  list  of  transportation  improvements  needed within  the  borough.  These  improvements 
should be ranked and submitted to the county for consideration for future regional TIPs.  
 
Context‐Sensitive Solutions 
Context‐sensitive solutions are a proactive approach to transportation planning, design and 
implementation  that  looks  at  the  extensive  role  the  transportation  network  plays  in 
enhancing communities and natural environments, be they urban, suburban or rural, scenic 
or historic. The concept  involves asking questions first about the need and purpose of the 
transportation project, and then using such information to address safety, mobility, and the 
preservation of scenic, aesthetic, historic, environmental, and other community values. 
 
Context‐sensitive  solutions  involve  a  collaborative,  interdisciplinary  approach  in which 
citizens are part of the design team. Support from stakeholders is received at the beginning 
of a project, rather than negotiated as the project nears completion. 
 
Context  sensitivity  emphasizes  the  broad  nature  of  solutions  to  transportation  needs  by 
focusing  on  enhancing  the quality  of  life  for  transportation users,  communities,  and  the 
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surrounding environment. The borough should use a context‐sensitive solutions approach 
as roadways and bridges in the borough are being considered for reconstruction. 
 
Access Management 
Controlling  the number of access points allows roads  to perform  their  intended  function. 
When access is not controlled, the number of conflict points where roadway traffic merges 
increase.  This  places  serious  demands  on  the  roadway  capacity,  as  well  as  making 
conditions unsafe  for vehicles entering or exiting  the highway. The conflict between  safe 
and  efficient  movement  of  traffic  and  access  to  abutting  properties  has  long  been 
recognized  as  a  limiting  constraint  in  traffic  operations  and  transportation  systems 
management.  
 
The  basic  approach  to  access management  is  to minimize  the  number  of  conflict points 
along roads while providing safe and efficient access to properties fronting roads. A conflict 
point  is  a place where  two  vehicles  come  together  or  their paths  cross  and  one  or  both 
drivers must take evasive action to avoid collision.  
 
Access management  is  both  a  land  use  and  traffic  issue.  It  includes  such  techniques  as 
shared driveways, access to secondary roadways, driveway spacing, planted median strips, 
protected left‐turn lanes, and any other appropriate access control measures. It also calls for 
land  use  controls  and  incentives  that  are  keyed  to  the  development  policies  of  the 
community and the capabilities of the transportation system. 
 
The planning challenge of access management is not merely how to provide driveways or 
how to design roadways, storage areas, or parking. The challenge is how to not limit new 
development  in  order  to  expedite  traffic  flow.  Therefore,  the  borough  must  take  into 
account  the access  requirements of businesses  that may  relocate  into  the area, as well as 
those of vehicles traveling through the area. 
 
Morrisville Borough should develop an access management plan. This plan should include 
an  analysis  of  current  and projected  land uses  and  their  associated  traffic  conditions,  as 
well as an implementation plan that establishes priorities and the responsible agencies for 
completing the roadway improvements or municipal ordinance amendments. 
 
PennDOT  has  recently  completed  developing  model  ordinance  language  for  access 
management.  PennDOT’s Center  for  Program Development  should  be  consulted during 
development of the plan. This plan should be adopted by the borough and included in the 
subdivision and land development review process. 
 
The preparation and adoption of an official map indicating future right‐of‐way, new public 
roads,  and driveway  access points  is  also  a very  effective means of  implementing major 
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components of the access management plan. Common access for several parcels of land can 
be included as a part of the map, thus reducing traffic congestion and improvement the free 
flow of traffic.  
 
Traffic Calming 
Traffic calming measures are mainly used to address speeding and high cut‐through traffic 
volumes  on  neighborhood  streets.  These  issues  can  create  an  atmosphere  in  which 
nonmotorists are intimidated or even endangered by motorized traffic. By addressing high 
speeds and cut‐through volumes,  traffic calming can  increase both  the real and perceived 
safety  of  pedestrians  and  bicyclists  and  improve  the  quality  of  life  within  the 
neighborhood.  

 
The  role  of  physical  measures  in  traffic  calming  is  usually  emphasized  because  these 
measures  are  self‐policing.  In  other  words,  by  utilizing  speed  humps  and/or  traffic 
roundabouts, motorized  vehicles will  slow  down  in  absence  of  a  police  presence.  Some 
potential  traffic  calming measures  include:  speed humps,  speed  tables,  chicanes, planted 
medians, roundabouts, and curb extensions.  

 
Several areas in the borough may be 
appropriate  for  traffic  calming 
initiatives. The area of Bridge Street 
near  the  Lower  Trenton  (Trenton 
Makes)  Bridge  could  be  improved 
through  the  use  of  landscaping, 
raised  crosswalks,  and  intersection 
bulb‐outs.  The  Bridge  Street 
commercial  area  could  also  benefit 
by  the  addition  of  traffic  calming 
techniques  such  as  landscaping, 
bulb‐outs, and street trees. 
 
These  and  other  traffic  calming 
techniques  could  make  the  Bridge 
Street section of the central business 
district  more  pedestrian‐friendly, 
which  would  complement 
revitalization  and  economic 
development  activities.  Therefore, 
appropriate  traffic  calming 
techniques for these areas should be 
investigated. 

Intersection with Bulb-outs 
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In  order  to  initiate  traffic  calming, Morrisville  Borough  should  develop  specific  traffic 
calming goals and policies. Residents of any neighborhood  that  could be affected by  the 
addition of  traffic calming measures should participate  in  the development of  these goals 
and policies.  
 
Some of the goals of a traffic calming program should include the following: 
 

• Achieving safe, slow speeds for all vehicles; 
 
• Improving  the  safety and  the perception of  safety  for nonmotorized users of  local 

roads; 
 

• Increasing roadway safety by reducing crash frequency and severity;  
 

• Increasing  the  compatibility  of  all  modes  of  transportation,  specifically  with 
pedestrians and bicyclists; 

 
• Reducing cut‐through vehicle traffic on local roads; and 

 
• Reducing the need for violation enforcement on local roads. 

 
 

Traffic Calming Techniques 
 

   
 
 
 
 
 
 
 
 

 
Center planted medians encourage drivers to slow down. 
Breaks in roadway provide safer crossings for pedestrians. 

 
Traffic  calming  techniques  should  affect  driver  behavior  and  improve  the  safety  of  the 
street  for all roadway users,  including pedestrians and bicyclists. The  techniques must be 
designed  so  they do  not  impede  emergency  access  by police,  fire,  ambulance,  or  rescue 
personnel. Finally, allowing for public participation during the designing of traffic calming 
facilities will help to ensure acceptance of these facilities. 
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Pedestrians and Bicyclists 
The opportunity  to  travel by  foot and bicycle  is  important  for both recreational purposes 
and for members of the community who do not drive. These modes of transportation also 
provide an alternative to the automobile.  
 
Providing a walkable environment is essential to efficient transportation. Every trip begins 
and ends with walking. Walking remains the cheapest form of transportation for all people, 
and the construction of a walkable community provides the most affordable transportation 
system any community can plan, design, construct, and maintain. 
 
Walkable  communities  put  urban  environments  back  on  a  scale  for  sustainability  of 
resources (both natural and economic) and lead to more social interaction, physical fitness, 
and diminished crime and other social problems. Walkable communities are typically more 
livable communities and can contribute to a better quality of life for the people who live in 
them.  
 
Through the provisions of the subdivision and land development ordinance, the borough is 
able  to ensure new developments, both residential and nonresidential, are provided with 
sidewalks.  Sidewalks will  provide  alternative methods  to make  certain  needed  trips,  in 
addition to their use for exercise and recreation. 
 
It is important that sidewalks be provided in the higher‐density residential zoning districts 
and  in nonresidential areas where walking should be encouraged as an alternative  to  the 
use of  the automobile. Section 390‐45 of the subdivision and  land development ordinance 
requires  sidewalks  to  be placed  on  both  sides  of  the  street. There  should  be  compelling 
reasons for the waiver of the sidewalk standards of the ordinance. 
 
The borough should also consider construction of sidewalks on streets where no sidewalks 
exist or where sidewalks are in disrepair. Streets with missing sidewalks include the Manor 
Park section and areas along Bridge Street. The borough should study this issue further and 
consider  improving  informal  walking  paths  with  sidewalks,  shade  trees,  pedestrian 
lighting  and  street  furniture.  This  will  improve  pedestrian  accessibility  and  safety. 
Morrisville should also consider improving streets with missing curbing or where curbing 
is in disrepair. 
 
In many communities, bicycle systems are  important and much appreciated facilities. The 
subdivision and land development ordinance could be revised to include requirements for 
bicycle improvements in addition to or in place of sidewalks in appropriate areas. A bicycle 
plan should be prepared  to determine  the best routes  to connect existing and anticipated 
developments with schools, shopping areas, parks and playgrounds, employment centers, 
and other key community locations. The bicycle system would be used and enjoyed by all 
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the  borough  residents,  as well  as  people who work,  shop,  or  visit Morrisville Borough. 
More information on trail linkages, which may include pedestrian and bicycle paths, can be 
found in the Parks, Recreation, and Open Space chapter of this plan. 
 
Summary of Recommended Actions 

• Work with SEPTA to ensure that the public transportation needs of its residents are 
being met. 

 
• Work  with  the  Bucks  County  Planning  Commission  to  develop  a  list  of 

transportation  improvements  needed  within  the  borough.  These  improvements 
should be  ranked and  submitted  to  the county  for consideration  for consideration 
for future regional TIPs. 

 
• Utilize  a  context‐sensitive  solutions  approach  as  roadways  and  bridges  in  the 

borough are reconstructed. 
 

• Develop  specific  policies  regarding  traffic  calming,  including  the  participation  of 
residents from any neighborhood that could be affected by traffic calming measures. 

 
• Prepare  a  bicycle  plan  to  determine  the  best  routes  to  connect  existing  and 

anticipated developments with key community locations. 
 

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

 
• Work with the Delaware River Joint Toll Bridge Commission to implement solutions 

to congestion problems identified in the Southerly Crossings Corridor Study, 2002, and 
coordinate with the commission during construction of improvements so that traffic 
delays are minimized. 

 
• Develop a Morrisville Borough Street Plan  that would  identify  the arrangement of 

streets  and  provide  functional  classifications  consistent  with  those  found  in  the 
borough subdivision and land development ordinance. 
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WATER RESOURCES CHAPTER 11 

 
Water resources for purposes of this comprehensive plan are divided into three main areas: 
water supply, wastewater collection/treatment/disposal, and stormwater management. The 
following discussion addresses the specific concerns and considerations of each.  
 
Integrated Resource Plan 
The coordination of water resources, wastewater facilities and  land use planning  is a vital 
component to the comprehensive plan and each is a part of the borough’s interrelated water 
system. Water and wastewater facilities are key factors in determining the location, nature, 
and  density  of  future  development.  Periodic  assessment  of water  resources, wastewater 
disposal methods, and  service areas  is necessary  to ensure  that adequate  facilities  can be 
provided to satisfy future development needs. Effective stormwater management practices 
can  ensure  that  water  quality  is  protected,  peak  stormwater  flows  are  controlled,  and 
groundwater recharge is enhanced.  
 
Pennsylvania Water Resources Planning Act (Act 220) 
The State Water Plan, enabled by Pennsylvania Act 220 of 2002, requires registration and 
reporting of water withdrawals from public water suppliers, utility companies, agriculture, 
industry,  and  commercial  enterprises.  The  reporting  requirement  is  an  important 
component  in  assessing  and  projecting  existing  and  future water  needs  and  to  identify 
where demands exceed available resources. Users of over 10,000 gallons of water per day 
(on  average  in  any  30‐day  period) must  register  their water  sources. Registration  is  not 
required if the user’s only source of water is through a public water supply because public 
water suppliers are already required to be registered. Public water suppliers are required to 
register their sources regardless of what amount of water is used. Users are also required to 
periodically  report  their  water  use  to  the  Pennsylvania  Department  of  Environmental 
Protection (DEP).   

Identification of Critical Water Planning Areas 
The  State Water  Plan, when  adopted, will  identify  areas where  the  demand  for water 
exceeds, or  is projected  to exceed available supplies. These areas would be designated as 
Critical Water  Planning Areas  and would  be  identified  on  a multi‐municipal watershed 
basis.  Once  established,  Critical  Water  Planning  Areas  would  serve  as  the  planning 
boundary for the creation of a more detailed Critical Area Resource Plan that would include 
a water budget for that area. Critical Area Resource Plans will be submitted for review and 
comment  for  consistency  to  the  official  planning  agency  and  governing  body  of  each 
municipality in the identified area prior to final recommendation. The plans will include a 
water availability evaluation, an assessment of water quality and water quantity issues, and 
identification of existing and potential adverse impacts on water resources uses. 
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Water Supply 
Many Bucks County  communities  are  concerned with water  supply  issues  related  to  the 
safe yield of groundwater withdrawal and the potential reduction in groundwater recharge 
to  local  aquifers.  The  Pennsylvania  Municipalities  Planning  Code  (Act  247)  directs 
municipalities  to  consider water  facilities  in municipal  comprehensive  planning,  zoning, 
and  the development  review process.  Section  301(b),  a  revision  to  the  code  that  became 
effective on  January 2001, states  that  the comprehensive plan shall  include a plan  for  the 
reliable  supply  of water which  considers  current  and  future water  resource  availability, 
uses and  limitations,  including provisions adequate  to protect water supply sources. Any 
such  plan  should  be  generally  consistent with  the  State Water  Plan  and  any  applicable 
water resources plan adopted by the Delaware River Basin Commission.  
 
Sources  of  water  supply  throughout  Bucks  County  include  both  surface  water  and 
groundwater.   Morrisville Borough’s sole source of water supply is the Delaware River. A 
source water assessment  for  the Delaware River was completed  in 2002 by  the DEP. The 
assessment  found  that overall,  the Delaware River was  found  to have a moderate  risk of 
significant contamination.    
 
The Morrisville Waterworks is owned by the Morrisville Municipal Authority and leased to 
the  borough. The  system  currently draws  all  of  its water  from  the Delaware River. The 
filtration  plant  on  River  Road  near  Ferry  Road  is  a  six million  gallon  per  day  “rapid 
filtration” plant. Two water  storage  tanks  located off West Trenton Avenue, north of  the 
borough,  and  off  Riverview Avenue  in  the  south  part  of  the  borough,  complement  the 
system.  The  system  serves  all  of  Morrisville  as  well  as  portions  of  Lower  Makefield 
Township and Falls Township.   
 
It  is  not  likely  that  the  Municipal  Authority  will  expand  service  farther  into  Lower 
Makefield  because  the  Pennsylvania American Water Company  (PAWC)  supplies water 
and  holds  service  rights  to  the  remainder  of  the  Township.  The  borough maintains  an 
interconnection with the Lower Makefield systems and has the capacity to supply 800,000 
gallons  per  day,  if  needed.    For  example,  during  1996,  PAWC  purchased  2.938 million 
gallons  from Morrisville Borough over 63 days,  for an average of 46,635 gallons per day 
(gpd).  
   
Summary of Recommended Actions for Water Supply 

• Continue  to  monitor  the  progress  of  the  State Water  Plan  and  its  implications 
regarding critical water planning areas. 

 
• Continue to comply with State Water Plan registration requirements. 
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• Continue  to  comply with  federal  and  state  Safe Drinking Water Acts  and  Bucks 
County Department of Health regulations for water supply systems. 

 
• Continue  to  maintain  interconnection  with  the  Lower Makefield’s  water  supply 

system. 
 

• Continue  planning  and  working  relationships  with  adjacent  municipalities  with 
regard to water supply issues. 

 
• Continue to maintain the highest quality water treatment and distribution facilities 

possible while keeping user rates as reasonable as possible. 
 
Wastewater Collection/Treatment/Disposal 
The Morrisville Municipal Authority  owns  and  operates  the wastewater  treatment plant 
located on the Riverview Avenue extension just off Delmorr Avenue. The facility has been 
upgraded  and  expanded  several  times  over  the  past  four  decades.  It  currently  employs 
activated  sludge  and  pure  oxygen  (Unox)  systems  along  with  tertiary  sand  filtration. 
Treated effluent is discharged to the Delaware River. The facility is designed to process an 
average  flow of 7.1 million gallons per day  (mgd). Actual  flows are on average 5.5 mgd 
with a maximum of 6.8 mgd. Sludge processed at  the  facility  is disposed at  the GROWS 
landfill. Morrisville Municipal Authority  has  an  inactive  pre‐treatment  program, which 
they intend to reactivate for a leachate pilot study.  Morrisville and Yardley Boroughs and 
Lower  Makefield  and  Falls  Townships  have  adopted  pretreatment  ordinances  in 
compliance  with  new  PaDEP  regulations.  As  is  typical,  the  collection  and  conveyance 
system is experiencing some inflow/infiltration problems, which are under investigation. 
 
The facility treats wastewater from all of Morrisville Borough, Yardley Borough, and from 
portions  of  Lower  Makefield  Township  and  Falls  Township.  The  following  is  an 
approximate breakdown of  the population  and  equivalent dwelling units  served  in  each 
municipality: 
 

• Morrisville Borough —   population  of  10,000  served;  900,000  equivalent dwelling 
units (EDUs6) served.  

 
• Yardley Borough — population of 4,000  served; 360,000 equivalent dwelling units 

(EDUs) served. 
                                                   
6 An Equivalent Dwelling Unit  (EDU)  is a planning  term used  for determining  flow capacity  in a wastewater collection, 
conveyance,  and  treatment  system.  An  EDU  is  equal  to  400  gallons  per  day  of wastewater  flow  from  an  individual 
residence. Wastewater  flows  from  commercial  uses  also  are  planned  for  using  EDUs.  For  example,  if  a  commercial 
establishment will  generate  4,000  gallons  of wastewater  per  day,  then  it would  be  using  10  EDUs  of  capacity  in  the 
wastewater system. 
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• Lower Makefield  Township —  population  of  15,000  served;  1,350,000  equivalent 
dwelling units (EDUs) served. 

 
• Falls  Township —  population  of  2,000  served;  180,000  equivalent  dwelling  units 

(EDUs) served. 
 
The total population served is 31,000 and the total EDUs served is 2,790,000. 
 
Wastewater Facilities Planning 
The Pennsylvania Sewage Facilities Act (Act 537 of 1966) was enacted to eliminate existing 
and  prevent  new  environmental  health  problems  and  pollution  through  comprehensive 
sewage facilities planning. A major provision of Act 537 requires that every municipality in 
the Commonwealth develop and maintain an up‐to‐date Sewage Facilities Plan.   The Act 
establishes  requirements  for  the  plan  and  allows  reimbursement  of  up  to  one‐half  the 
eligible costs incurred in preparing the plan. 
 
The purpose of a municipality’s Sewage Facilities Plan is to: 
 

• Protect  the health,  safety  and welfare of  the  citizens  living  in  the municipality by 
correcting  malfunctioning  on‐lot  septic  systems,  overloaded  treatment  plants  or 
sewer lines, and wildcat sewers. 

 
• Prevent future sewage disposal problems from occurring. 

 
• Provide  protection  for  both  the  groundwater  and  surface  waters  of  the 

Commonwealth through coordinating planning for the sanitary disposal of sewage 
with a comprehensive program of water quality management. 

 
During the period 1960 to 1970, the Morrisville Sewage Treatment Plant was expanded and 
began  accepting  sewage  from  portions  of  Lower  Makefield  Township  and  Yardley 
Borough.  The Bucks County Sewerage Facilities Plan (1970) proposed that the expanded plant 
serve, among others, additional areas in Lower Makefield Township, by 1980.   After 1980, 
the  plan  intended  that  the  plant would  serve  the  remaining  portions  of  the  Township 
within the watersheds draining to the Delaware River which are tributary to the plant.  

 
During the period 1970 to 1975, significant sewer expansion took place in Lower Makefield 
Township as a  result of development activity. Consistent with  the 1970 County Plan,  the 
Core Creek Branch of the Neshaminy Interceptor was completed and Morrisville Borough 
expanded and upgraded its treatment facility. Contrary to the 1970 County Plan, the Lower 
Neshaminy Treatment Plant was not  constructed  and  flows were diverted  to  the City of 
Philadelphia, Northeast Wastewater Treatment Facility via  the Neshaminy  Interceptor.  In 



 

 WATER RESOURCES                    101

1975, Lower Makefield Township completed the Lower Makefield Township Sewerage Facilities 
Plan  as  its  official wastewater  facilities plan  and  it  currently  remains  as  such. That plan 
recommended that wastewater from portions of Dyers Creek, Buck Creek and Brock Creek 
Drainage Basins be  conveyed  to  the Morrisville Sewage Treatment Plant  and  that  future 
flows from the Silver Lake and Black Rock Basins in Lower Makefield also be conveyed to 
Morrisville Borough. 

 
After  the  adoption  of  the  Township’s  Sewerage  Facilities  Plan  in  1975,  development  in 
Lower Makefield  Township  had  accelerated  beyond  expectations  and,  as  a  result,  the 
Morrisville  Sewage  Treatment  Plant  was  reaching  its  hydraulic  capacity.  Until  the 
Morrisville Sewage Treatment Plant was  expanded, as proposed by  the Township’s 1975 
Plan,  the Heacock Road  Sewage Pumping  Station was  constructed  to  temporarily pump 
wastewater from the lower portion of the Brock Creek Basin to the Bucks County Water and 
Sewer Authority, Core Creek  Interceptor  system. Once  the Morrisville Sewage Treatment 
Plant was  expanded,  it was  anticipated  that  the  flows would  be  redirected  back  to  the 
Morrisville Sewage Treatment Plant, consistent with the Township’s 1975 Plan. 

 
In 1990, as completion of the Morrisville Sewage Treatment Plant expansion neared, Lower 
Makefield Township adopted the Lower Makefield Township Sewerage Facilities Plan Revisions 
that called for the elimination of the temporary Heacock Road Sewage Pumping Station and 
the implementation of the original recommendations set forth in the Township’s 1975 Plan. 
This plan revision was based upon a re‐rating of  the Morrisville Sewage Treatment plant 
from  7.1  million  gallons  per  day  (mgd)  to  8.7  mgd  and  a  proposed  expansion  and 
redirection of the flow from the Heacock Road Sewage Pumping Station to the Morrisville 
Sewage Treatment Plant. 
 
The  future  needs  and  recommendations  for  sewage  facilities  stated  in  the  1992 
Comprehensive Master Plan Update of the Township of Lower Makefield included the elimination 
of  failing  septic  systems  with  proposed  sewerage  system  extension(s)  to  be  made  in 
connection with the upgrading of the Morrisville Sewage Treatment Plant.  
 
Existing Morrisville Borough Sewerage Facilities  
Servicing Lower Makefield Township 
Lower Makefield  Township  owns  and maintains  a  sanitary  sewer  collection/conveyance 
system which extends  throughout nearly  the entire Township. Treatment and disposal of 
the  wastewater  collected  by  this  system  is  provided  by  the  Morrisville  Municipal 
Authority’s wastewater treatment plant and the City of Philadelphia, Northeast Wastewater 
Treatment Plant. Lower Makefield utilizes the conveyance facilities of other municipalities 
or authorities  to  transport  its wastewater  to  these plants  for  treatment. These conveyance 
systems  include  the  Boroughs  of Morrisville  and Yardley,  the  Bucks County Water  and 
Sewer  Authority,  Middletown  Township  and  the  Township  of  Falls  Authority.  The 
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Morrisville  Borough  Service  Area  in  Lower  Makefield  includes  collection/conveyance 
sewers  ranging  in size  from 6  to 30  inches  in diameter,  force mains  ranging  from 6  to 12 
inches,  and  several  metering  and  pumping  stations.  The  sewage  generated  in  that 
Morrisville Borough Service Area is treated at the Morrisville’s wastewater treatment plant. 
Lower Makefield is allocated an average daily flow capacity of 3.097 mgd in the Morrisville 
plant. While  currently  at  a  design  average  flow  of  7.1 mgd,  the Morrisville  plant  has 
hydraulic capabilities  to expand ultimately  to 8.7 mgd. Such expansions were  initiated  to 
address  growth  within  the  municipalities  contributing  to  the  plant,  including  Lower 
Makefield. 
 
Future Wastewater Planning 
Planning  for  the  future  wastewater  facility  needs  of  the  borough  should  be  done  in 
conjunction with  Yardley,  Lower Makefield,  and  Falls.  Currently, municipal  allocations 
served by the Morrisville Municipal Authority are: 
 

• Morrisville Borough — allocated capacity of 3.103 mgd and an average existing flow 
of 2.567 mgd.  The remaining capacity is 0.536. 

 
• Yardley Borough — allocated capacity of 0.900 mgd and an average existing flow of 

0.414 mgd.  The remaining capacity is 0.486 mgd. 
 

• Lower Makefield  Township —  allocated  capacity  of  3.097 mgd  and  an  average 
existing flow of 2.53 mgd.  The remaining capacity is 0.567 mgd. 

 
• Falls Township — average existing flow of 0.230 mgd.  

 
It  is  recommended  that  the  four municipalities  consider  preparing  a  joint Act  537  Plan 
Update that would address all aspects of wastewater facilities needs in the area consistent 
with each of the municipalities’ comprehensive plans. 
 
Summary of Recommended Actions for Wastewater  

• Continue  to  comply with  federal,  state,  and Bucks County Department  of Health 
regulations regarding wastewater collection, treatment, and disposal. 

 
• Continue planning with adjacent municipalities of Lower Makefield, Yardley, and 

Falls to address future wastewater facility needs of the area. 
 
• Continue  to  maintain  the  highest  quality  wastewater  collection,  treatment,  and 

disposal  facilities possible while protecting  the public health and environment and 
keeping user rates as reasonable as possible. 
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• Prepare a joint Act 537 Plan in conjunction with Lower Makefield, Yardley, and Falls 
to be consistent with each municipality’s comprehensive plan and zoning ordinance. 

 
Stormwater Management  
Stormwater  runoff  is  the  rainwater  that moves over  the ground during and  immediately 
following a  rainfall event. Stormwater  runoff will move  through a  specific drainage area 
referred  to  as  a  watershed.  In  a  watershed  undergoing  land  development  and  urban 
expansion, the amount of stormwater runoff from a rainfall event can increase dramatically. 
This  is  due  to  the  reduction  of  natural  grassy  or wooded  areas  and  an  increase  in  the 
amount of impervious land (i.e., pavement, rooftops, or buildings). 
 
It is the increased amount (volume) and speed (rate) of runoff that is responsible for some 
of  the  localized  flooding  and  drainage  problems  associated with  stormwater  runoff. As 
development  and  impervious  surfaces  increase  within  the  watershed,  so  too  does  the 
problem  of  dealing  with  greater  quantities  of  stormwater  runoff.  Failure  to  properly 
manage  this  runoff  can  result  in more  flooding, greater  stream  channel  erosion,  siltation 
and sedimentation, and a reduction  in groundwater recharge. It  is  important to recognize 
the watershedwide scope of stormwater management problems and potential solutions. 
 
Act 167, the Pennsylvania Stormwater Management Act of 1978, was enacted to address the 
growing  negative  impacts  of  stormwater  runoff.  Act  167  requires  DEP  to  designate 
watersheds and establish guidelines for the preparation of stormwater management plans 
for  these watersheds.  Counties  are  responsible  for  preparing  the  plans  and  developing 
ordinance  language  that municipalities must  adopt  to manage  the  volume  and  rate  of 
stormwater runoff and the impact on water quality.  
 
Morrisville Borough is located in the Delaware River South DEP‐designated watershed. The 
Delaware River South Stormwater Management Plan was prepared in 2004. The plan requires 
adequate storage and treatment facilities necessary to capture and treat stormwater runoff 
specifically for water quality purposes. In addition, a portion of the runoff volume must be 
infiltrated for groundwater recharge where feasible. There must be an attempt to maximize 
the capabilities of a development site to meet  infiltration criteria. The plan also contains a 
design  criterion  to  control  the  runoff  release  rates  to  prevent  downstream  flooding  and 
streambank erosion. Low impact design and conservation development techniques must be 
considered  for  development  sites,  and  design  sequencing  must  be  followed  to  avoid 
sensitive areas on a site (e.g., areas suitable for infiltration), minimize site disturbance, and 
minimize  increases  in  runoff  and  impacts  to  water  quality.  The  plan  also  contains 
provisions for ensuring proper long‐term operation and maintenance. 
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In 2006,  the borough adopted an  amendment  to Section  610 of  the  subdivision  and  land 
development ordinance  to  implement NPDES Phase II Regulations (see discussion below) 
and the Delaware River South watershed stormwater management ordinance requirements.  
 
Flooding Issues 
Flooding during and after major  storm events  typically occurs along  the Delaware Canal 
and not  the Delaware River, although  flooding can occur along southern shoreline areas. 
Areas  in  the  borough  most  prone  to  this  flooding  are Williamson  Park  and  adjacent 
neighborhoods. Although the levee along the northern shoreline protects the borough from 
river flooding, when the canal floods the  levee has the effect of keeping floodwaters from 
flowing back into the river.  
 
Canal  flooding happens  from upstream breaches of  the canal and downstream blockages. 
To  solve  the upstream problem,  the Department of Conservation  and Natural Resources 
has  plans  to  construct  an  overflow  for  the  canal  a  few  hundred  feet  north  of  Trenton 
Avenue;  the  overflow  would  redirect  canal  floodwaters  back  into  the  Delaware  River. 
However, there currently is no funding for the project. About one mile south of Route 1, a 
DCNR project to open a culvert under a railroad is planned to allow both canal waters and 
pedestrians to pass under. 
 
NPDES II Regulations 
The National  Pollutant Discharge  Elimination  System  (NPDES)  is  a  two‐phased  federal 
program that seeks to establish local regulations resulting in a nationwide reduction of the 
pollutants  in  waterways.  It  includes  stormwater  discharge  regulations.  The  municipal 
NPDES  program  must  be  correlated  with  the  community’s  Act  167  stormwater 
management plan.  
 
Phase 1 of NPDES targeted medium and large communities, as well as major and industrial 
facilities and development projects. Phase 2 of NPDES, aimed at smaller communities and 
construction  activities  on  sites  of  1  to  5  acres,  requires  municipalities  to  develop  a 
stormwater management program  that meets  state permit  requirements  and  includes  six 
minimum  control  measures:  public  education  and  outreach,  public  participation,  illicit 
discharge  detection  and  elimination,  and  construction  site  and  post‐construction  runoff 
control and pollution prevention. Over an 8‐year period, communities must fully establish a 
program to satisfy these requirements and evaluate  its effectiveness. Annual reports must 
be submitted to DEP to signify how the municipality is meeting incremental elements of the 
program. 
 
Thus  far, Morrisville  Borough  has  submitted  the  requisite  annual  reports  in  accordance 
with  NPDES  2  program.  The  borough  is  engaged  in  public  education  and  outreach, 
providing  educational materials  to  borough  residents. Other  required  control measures, 
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such  as  illicit  discharge  detection  and  elimination  and  the  operation, maintenance,  and 
inspection  of municipally‐owned  stormwater  facilities,  are  not  the major  issues  that  are 
typical  in  a  large  township,  as  there  are  few  stormwater management  facilities  in  the 
borough. Nevertheless,  facilities and  infrastructure will be  inspected on an ongoing basis 
and the borough will continue to comply with program requirements. 
 
Bucks County is helping municipalities meet NPDES requirements by advising on methods 
and ordinance language. That assistance is provided in accordance with Act 167 guidelines 
and  goals  to  merge  critical  stormwater  management  issues,  including  groundwater 
recharge, under the umbrella of water resources protection. 
 
Summary of Recommended Actions for Stormwater 

• Continue  to  enforce  the  recommendations  of  the Delaware River  South  Stormwater 
Management Plan. 

 
• Continue to ensure compliance with the NPDES program and file program reports. 
 
• Review  ordinances  to  ensure  the  borough  is  implementing  state‐of‐the‐art 

stormwater BMPs. 
 
• Identify  flood‐prone  areas  at  the  municipal  level  and  determine  if  remediation 

measures are feasible. 
 

• Establish regular maintenance programs for stormwater management facilities. 
 

• Evaluate  alternative  best  management  practices  (BMPs)  for  maintaining  and 
retrofitting existing substandard stormwater management basins.  

 
• Educate  residents  on  how  they  can  reduce  their  contribution  of  nonpoint  source 

pollutants such as  fertilizers and pesticides  that enter watercourses via stormwater 
runoff. 
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SOLID WASTE MANAGEMENT CHAPTER 12 

 
Solid waste management may be described as the process of providing an economically and 
environmentally  sound  means  of  storing,  collecting,  transporting,  processing,  and 
disposing of waste and recyclable materials. In Pennsylvania, Act 101, the Municipal Waste 
Planning,  Recycling,  and  Waste  Reduction  Act  of  1988,  requires  that  mandated 
municipalities  (municipalities  with  populations  greater  than  10,000  and  smaller 
municipalities with a population of 5,000  to 10,000  residents and a population density of 
more than 300 residents per square mile) establish a program to source‐separate and collect 
a  minimum  of  three  types  of  recyclables,  plus  yard  waste,  and  to  adopt  resolutions, 
ordinances,  regulations,  and  standards  to  carry  out  the  responsibilities  of  solid  waste 
management. These responsibilities may be accomplished through municipal programs or 
through the regulation of private firms that collect and haul municipal waste. 
 
Act 101 also authorizes counties to prepare and periodically update a 10‐year plan to guide 
the management of municipal solid waste. The Bucks County Municipal Waste Management 
Plan Revision (a revision to the Bucks County Municipal Waste Management Plan of 1991) 
was approved by  the Pennsylvania Department of Environmental Protection  (PADEP)  in 
January of 2006, and adopted by the Bucks County Commissioners in May of 2006. It was 
recently  submitted  to  the municipalities,  by  the County  of Bucks,  for  their  adoption. By 
ordinance dated  July 16, 2007  the plan  revision was adopted by  the Morrisville Borough 
Council.  The  revised  plan  provides  continued  guidance  for  solid  waste  management 
throughout the county to the year 2014.  
 
The management  of  residential municipal waste  collection  and  recycling  is provided  by 
Morrisville Borough to its residents through a municipal contract with a private hauler. The 
program addresses an extensive list of recyclable materials including; aluminum and steel 
cans,  three  colors  of  glass  food  and  beverage  containers,  #1  and  #2  plastic  bottles, 
newspaper, magazines,  catalogs,  and  junk mail,  as well  as  yard waste  (which  includes 
leaves,  garden  residue,  shrubbery,  tree  trimmings  and  similar  material).  Residents  are 
provided curbside collection of leaf waste during four weeks in the fall, whereby they may 
place the leaves in rigid containers or paper bags for pickup. In addition, the borough picks 
up Christmas Trees for a period after the holidays. 
 
Business  owners  in Morrisville  Borough  contract  directly with  private  haulers  for  solid 
waste  collection, disposal  and  recycling  services. Haulers deliver  the  collected waste  for 
disposal at a nearby landfill or waste‐to‐energy facility while the recyclable components are 
delivered  to  recycling  facilities  in  the  region.  The  borough  also  participates  in  the  S.E. 
Pennsylvania Regional Household Hazardous Waste Collection Program, which it has done 
for  over  fifteen  years.  This  program  provides  the  opportunity  for  residents  to  properly 
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dispose  of  the  hazardous  component  of  the  residential waste  stream  that  should  not  be 
disposed in local landfills or waste‐to‐energy facilities. 
 
The  figures noted  in  the  table below,  reported as part of  the borough’s annual municipal 
recycling report for 2006, show the results of the efforts of the residents and businesses of 
Morrisville Borough. Over 2,352 tons of recyclable materials were diverted from the waste 
stream by the residents of the borough, along with an additional 543 tons of material from 
township  businesses.  A  residential  recycling  rate  approaching  34  percent  of  the  waste 
stream is notable and demonstrates the effectiveness of an aggressive recycling effort in the 
borough. 
 
Table 20. Morrisville Borough Recycling Program Year 2006 

Residential 
Waste 

Generation 
(tons) 

Residential 
Recycling 

(tons) 

Residential 
Recycling 

Rate 
(percent) 

Commercial 
Recycling 

(tons) 

Total 
Report 

Recycled 
(tons) 

Total Recycling 
Rate (percent) 

8,620 2,352 25 543 2,895 33 
Source: Municipal Annual Recycling Report 
 
Recycling  efforts  on  the  part  of  residents  and  businesses  in  Morrisville  Borough  will 
continue to conserve limited landfill space and contribute to the long‐term sustainability of 
the environment.  
 
Future Needs 
The  Commonwealth  of  Pennsylvania  set  a  goal  in  1997  to  recycle  35  percent  of  the 
municipal waste stream by 2003. The Commonwealth of Pennsylvania and  the County of 
Bucks  both  reportedly  reached  this  goal  in  2002. Although  this  goal  has  been  attained, 
continued  effort  on  the  part  of  each  community  is  important  in  order  to  continue  this 
success and possibly even  increase  these rates.  It  is suggested  that efforts  to maintain  the 
involvement of residents continue, and even expand communication with businesses in the 
borough  to  assure  that  they have  recycling programs  in place,  and  to provide  assistance 
where  necessary,  to  assist  them  in  the  review  of  their waste management  programs. A 
program to institute a commercial recycling enforcement program could benefit businesses 
by  reducing  their waste  stream while  at  the  same  time  increase  the  rate  and  volume  of 
recycling in the borough.  
 
These  continued  efforts will  further  increase  the  diversion  of materials  from  the waste 
stream  and  these  tonnages  may  be  included  on  the  municipal  Act  101  Recycling 
Performance Grant  application  resulting  in  greater  grant  funding  being  available  to  the 
borough.  
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Summary of Recommended Actions—Solid Waste Management 
• Establish a program to obtain information from businesses operating in the borough 

to assure they have a recycling program in place. 
 

• Establish a yard waste and leaf pickup and compost operation and program for the 
benefit of borough residents. 

 
• Provide a program to offer assistance to businesses and institutions  in the borough 

to  review  their waste management programs and  to assist  them  in  their efforts  to 
divert greater amounts of material from the waste stream.  

 
• Establish an enforcement program that might entail an annual review/inspection of 

each business within the community.  
 

• Sponsor a program, facilitate a program or support an organization to address illegal 
dumping and/or littering problems in the borough.  
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REGIONAL COMPATIBILITY CHAPTER 13 

 
Compatibility with Adjacent Existing and Proposed Development 
The Pennsylvania Municipalities Planning Code (MPC) requires that comprehensive plans 
take into account planning in surrounding areas, the county, and the region. Development 
impacts  do  not  stop  at  municipal  boundary  lines,  but  rather  transcend  a  region.  The 
purpose of the following discussion is to ensure that policies developed for Morrisville do 
not  create  conflicts with  adjoining  lands  but  encourage  a  regional  approach  to  address 
planning problems and issues. 
 
Morrisville Borough sits adjacent to three municipal entities, two in Bucks County, and the 
other  across  the  Delaware  River,  in  New  Jersey.  In  Bucks  County,  Falls  Township 
surrounds much  of  the  borough,  encompassing  land  to  the  northwest, west,  and  south. 
Lower Makefield Township borders a portion of the borough to the north. Across the three 
bridges to the east is the city of Trenton, New Jersey. Each of these bordering municipalities 
has development, land use plans, and zoning controls that must be examined to ensure the 
compatibility of this comprehensive plan.  
 
Falls Township 
Falls Township adopted a new comprehensive plan  in 2004. As part of  this plan, a future 
land use map was incorporated to guide future land use policy decisions, including zoning.  
 
In general,  the  land use policy and existing development of Falls Township  is compatible 
with the policies and land use of Morrisville Borough. The future land use map of the Falls 
Township  Comprehensive  Plan  shows  industrial  land  use  to  the  south  and  southwest, 
commercial land use to the west between Route 1 and Bridge Street, recreational land use to 
the west, and low‐intensity commercial and single‐family residential land use to the north.  
 
The only area of incompatibility shown by the Falls Township plan would be the industrial 
land use shown along the Delaware River to the south of Morrisville’s Staley property. The 
Staley property is zoned RND (Riverview Neighborhood District), which permits a mix of 
uses in a traditional neighborhood setting.  
 
However, Falls Township has recently adopted a mixed‐use riverfront zoning district along 
the  Delaware  that  would  wholly  complement  the  borough’s  RND  district.  The  Falls 
Township  district  seeks  to  implement  the  Bucks  County Waterfront  Revitalization  Plan  by 
permitting a mix of residential, commercial, and recreational uses and requiring applicants 
to meet a set of design standards. The rezoning of  this area  is a policy change  that  is not 
reflected in the Falls Township comprehensive plan. 
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Lower Makefield Township 
Lower Makefield  Township  adopted  a  new  comprehensive  plan  in  2003.  This  plan  also 
included a future land use map to help guide future land use policy decisions. 
 
The  map  identifies  areas  adjacent  to  Morrisville’s  north  border  as  “medium‐density 
residential” and “low‐density residential and resource protection.” This is compatible with 
the  existing  protected  open  space  (the  Graystones  property)  and  the  existing  medium 
density  residential  land use  in Morrisville. This Comprehensive Plan  of Morrisville Borough 
recommends no changes in land use policy along this border. 
 
Trenton, New Jersey 
While the city of Trenton sits over 1,000 feet across the Delaware River from the borough, 
planning and  land use occurring  in  the city has a  large effect on  the quality of  life  in  the 
borough.  
 
Trenton  is  the state capital of New  Jersey and  in recent years has worked  to revitalize  its 
neighborhoods and underutilized and abandoned industrial sites. During the morning and 
early  evening hours,  commuters,  including  state workers  and users  of  the Trenton  train 
station, travel through Morrisville on their way to and from jobs in Trenton and New York 
City.  Trenton  also  has  a  number  of  entertainment  options,  including  a  sporting  arena, 
minor  league  baseball  stadium,  theater,  and  nightclubs,  all  of  which  increase  traffic 
volumes in the borough during off‐peak hours. In addition to traffic impacts, noise from the 
stadium and nightclubs on  the waterfront can be an annoyance  to borough residents and 
decrease quality of life.  
 
The  borough  does  receive  some  secondary  economic  benefits  from  these  uses,  as  some 
Trenton  customers  will  also  patronize  Morrisville  businesses  and  some  Morrisville 
residents are employed at these businesses. However, these economic benefits are probably 
small,  especially  in  comparison with  the  larger  negative  impacts  these  uses  present  to 
borough  residents.  Thus,  the  borough  should  coordinate  with  the  city  to  ensure  that 
waterfront users remain in compliance with local noise ordinances and continue to look for 
traffic  management  solutions  that  would  reduce  traffic  volumes  (See  Chapter  10: 
Transportation and Circulation).  
 
Regional  
Bucks County Comprehensive Plan  
The Bucks County Comprehensive Plan  (1993) sets  forth  the county’s  land use and planning 
policy for Bucks County. The plan recommends five development strategies for urban areas 
such  as  Morrisville  Borough:  infill  development  (development  of  vacant  parcels); 
redevelopment  (site clearance and development); downtown  revitalization; neighborhood 
improvement and planning; and adaptive reuse (adapting old uses to new purposes). The 
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Comprehensive Plan of Morrisville Borough seeks to implement each of these strategies, where 
appropriate. The borough’s plan is consistent with the county’s plan.  
 
Bucks County Waterfront Revitalization Plan  
The Bucks County Waterfront Revitalization Plan shows concept plans for key areas in the 
study area  that are considered priority  redevelopment and enhancement projects  in each 
study area municipality. Each “opportunity area” provides a potential vision of what might 
be.  
 
In Morrisville,  the plan  envisions waterfront gateways  at  the Lower Trenton Bridge  and 
Trenton‐Morrisville Toll Bridge, a transit‐oriented development and train station at the Toll 
site, and a senior housing complex at the Cloverleaf site. The plan also shows a trail along 
the Delaware River  from Williamson Park  to  the borough’s southern border. Open space 
and  public  access  to  the water  are  identified  at  the  Staley  property.  Bridge  Street  and 
Pennsylvania Avenue are  shown as bicycle  routes, connecting Morrisville  to  the adjacent 
communities  of Trenton, Lower Makefield,  and  Falls. Morrisville Lake  is  identified  as  a 
potential new park.  
 
The  Bucks County Waterfront Revitalization  Plan  is  consistent with  goals  and  land  use 
policies of this comprehensive plan.  
 
DVRPC: Destination 2030  
In  2005,  the  Delaware  Valley  Regional  Planning  Commission  (DVRPC)  developed 
Destination 2030 (revised May 2007) following a  three‐year planning process. The purpose 
of  the  plan  is  to  carry  out DVRPC’s  defined mission, which  is  “to  plan  for  the  orderly 
growth and development of the region.”  
 
The 2030 Land Use Plan  identifies Morrisville Borough as an Existing Development area, 
but does not identify the borough as a Revitalizing Development Center as it does the other 
municipalities along  the  lower Delaware River waterfront. The  lack of  this designation  is 
inconsistent with the borough’s existing conditions and strategy of revitalization.  
 
The Delaware Canal State Park corridor and Delaware River waterfront area are designated 
as Greenspace Networks. However,  the plan  shows a greenspace network  linkage  (Map: 
2030 Greenspace Network) that is inconsistent with this comprehensive plan. Shown as the 
“Cross County Corridor”, the DVRPC plan shows a linkage from the west that cuts through 
the  Morrisville  Lake  area,  along  Post  Road,  and  ending  at  the  Delaware  River.  The 
Morrisville Borough Open  Space  Plan  and  this  comprehensive  plan  have  no  policy  that 
would recommend that these areas be developed as linkages. During the next DVRPC land 
use plan update, the borough should further investigate the details of this proposed linkage 
and determine whether it warrants any action on the borough’s part. 
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A VISION FOR THE FUTURE CHAPTER 14 

   
A  comprehensive  plan  outlines  a  vision  of  the municipality’s  future  and  recommends 
strategies for making that vision a reality. The result of a public process, a comprehensive 
plan focuses on specific, achievable activities aimed at  improving the physical, social, and 
economic environment. 
 
At  the  core  of  a  comprehensive  plan  are  common  goals  and  objectives.  The  goals  and 
objectives of this comprehensive plan have been selected and refined through a continuing 
public process  that has  taken place over  several years. Elements of  the process  include a 
resident  survey  conducted  as  a part of  this plan,  and  continuing public  consideration of 
issues  at  meetings  of  the  Planning  Commission  and  the  Borough  Council,  along  with 
guidance from the general public and from special‐purpose agencies and advisory groups. 
 
Also  contributing  to  the  visioning  and  goal‐setting  process  have  been  the  results  of 
specialized planning studies done within the past few years. These include the countywide 
waterfront revitalization plan, the borough’s open space plan, trail and management plans 
for  the Delaware River area, a street  tree  inventory and management plan,  the Landmark 
Towns  regional  revitalization  program  for  riverfront  boroughs,  and  a  downtown  plan 
authored by University of Pennsylvania graduate students.  
 
In preparation for the new comprehensive plan, residents were asked to offer their views on 
Morrisville’s priorities and hopes  for  the borough’s  future  in a community survey. Three 
themes  running  throughout  survey  responses were:  (1)  the need  for  increased  economic 
and community revitalization; (2) the impact of high property taxes; and (3) the effect of the 
negative perception of the Morrisville Borough School District. 
 
Many of those surveyed desired limits on businesses that are perceived negatively, such as 
cigarette outlets and nail salons. Most  favored  the attraction of higher quality businesses, 
such  as  restaurants,  shops,  and  professional  services.  Respondents  also  advocated 
development of  tourism, particularly historical  tourism,  in  the borough. Survey responses 
also emphasized that open space recreational areas, such as the riverfront and Williamson 
Park, and natural lands such as Graystones, should be preserved and enhanced. 
 
As for residential development, most respondents preferred the prevailing type of housing 
in  the  long‐established community: single‐family, owner‐occupied housing. Retirement or 
senior living developments, as well as townhouses, also were viewed favorably. 
 
Residents found community services and utilities largely satisfactory, with the exception of 
educational programs and facilities, and street lighting and roads.  
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Community Vision 
The following articulates a community vision statement that describes the collective vision 
of the future of Morrisville Borough. A community vision statement is an expression of the 
ideal community of Morrisville as seen in its present state.  
 

Community Vision Statement – Morrisville Borough is a historic riverfront town 
known  for  its hardworking and diverse population.  It  is a  community of  close‐knit 
neighborhoods  and  small  town values, where both  old  and young work  together  to 
ensure a better future for all.  
 
Morrisville  residents  value  recreation  and  the  environment,  with  a  deep 
understanding of their intrinsic relationship with the Delaware River. Widely known 
for  its  parks  and  system  of  trails  as well  as  festivals  and  community  events,  the 
borough has  an  abundance  of  recreational  and  cultural  opportunities.  Its historical 
resources,  including Graystones  and  Summerseat,  convey  the  story  of Morrisville 
and establish it as an authentic community with a real sense of place and history. 
 
Walkable streets, convenient public transit, and easy access to the cities of Trenton, 
Philadelphia, and New York offer residents numerous travel options. Public services 
are  delivered  in  a  professional  and  cost‐effective  manner.  Residents  are 
technologically connected and have access to an affordable education.  
 
Morrisville’s  thriving  downtown  and  diverse  economic  base  offer  both  local 
employment  and  a  healthy  tax  base.  Attractive,  quality  businesses  line  the 
commercial  corridors  of  the  borough  and  the  streets  have  a  friendly  and  active 
atmosphere.  
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Goals and Objectives 
To  achieve  this  community  vision  statement  eight  goals  for  the  borough  are  listed with 
objectives  to  implement  the  goals  over  the  next  10  years.  Goals  establish  the  general 
overriding  course  toward  which  the  borough  aspires.  Objectives  state  an  approach  on 
standards  and  procedures  that  guide  decision‐making  in  pursuing  these  goals.  The 
numbering does not indicate priority status.  
 
Goal 1 – Preserve and enhance our traditional town character.  

• Objective  1  –  Encourage  development  compatible with  existing  classic  residential 
walking neighborhoods of the nineteenth and early twentieth centuries.  
 

• Objective 2 – Encourage continued rehabilitation and development of single family 
owner‐occupied housing stock.  
 

• Objective 3 – Use improvements in community amenities, the downtown shopping 
district, and recreational opportunities to enhance quality of life for residents. 
  

• Objective 4 – Maintain and enhance street  infrastructure, such as  lighting, benches, 
and signage.  
 

• Objective  5  –  Protect,  enhance,  and  celebrate  historic  and  cultural  resources  to 
establish a sense of place and enhance investment in the community. 

 
Goal 2 – Develop a vibrant, stable, and sustainable economy.  

• Objective  1  –  Revitalize  the  downtown  shopping  district  to  create  a  lively  and 
inviting marketplace and destination for both residents and visitors alike.  

 
• Objective  2  –  Leverage  redevelopment  opportunities  to  attract  high‐quality  and 

complementary retail and service businesses to the borough.  
 

• Objective 3 – Enhance opportunities  for businesses  to create  jobs which are within 
walking distance of residential neighborhoods.  
 

• Objective 4 – Use the borough’s historical and cultural resources to develop tourism 
opportunities.  
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Goal 3 – Preserve and enhance green infrastructure. 7  
• Objective  1  –  Ensure  that  all  properties  acquired  under  the Morrisville  Borough 

Open Space Plan are protected and acquire additional listed properties.  
 
• Objective  2  –  Develop  the  boroughʹs  green  infrastructure  to  enhance  residents’ 

quality  of  life  and  tie  together  recreational  areas  with  residential  and  shopping 
districts. 
 

• Objective  3  –  Reconnect  the Delaware  riverfront  and Delaware Canal with  other 
borough amenities including the downtown shopping district.  
 

• Objective 4 – Restore the natural environment in key areas, including Mill Pond and 
the tidal shores of the Delaware River. 
 

Goal 4 – Create exceptional recreational opportunities.  
• Objective  1  –  Renovate  and  maintain  existing  recreational  facilities  including 

Williamson Park and Manor Park.  
 

• Objective 2 – Reconnect recreational space to the riverfront by developing a system 
of pedestrian paths and trail connections. 

 
• Objective 3 – Ensure that all residential areas have easy access to recreational space.  

Goal 5 – Work toward easy, affordable, and safe access to transportation.  
• Objective  1  – Develop  transportation management  strategies  to  address  residents’ 

concerns about traffic volumes and speeds. 
• Objective 2 – Support expansion of existing public transportation options.  

 
• Objective 3 – Advocate downtown access to regional rail service.  

 
• Objective 4 – Promote safe and convenient circulation and access for pedestrians and 

cyclists. 
 

Goal 6 – Offer excellent lifelong educational opportunities.  
• Objective  1  –  Significantly  improve  the  quality  of  educational  opportunities  for 

Morrisvilleʹs children.  
 

• Objective  2  –  Support  and  expand  adult  education  opportunities  through 
community organizations. 
 

                                                               
7 Green  infrastructure are  the ecological processes, both natural and engineered,  that act as  the natural  infrastructure.  It  includes streams, 
rivers, wetlands, parks, open space, trees, green roofs, gardens, working lands, aquifers and watersheds that supply drinking water. 
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Goal 7 – Enhance community services and utilities.  
• Objective 1 – Ensure  that all borough  residents and businesses have  full and easy 

access to all relevant community services and utilities.  
 

• Objective 2 – Maintain and  improve  the current high standard of excellence  for all 
borough services and utilities.  

 
Goal 8 – Nurture strong mutually‐supportive ties with neighboring communities.  

• Objective  1  – Work directly  and  regularly with Falls Township, Lower Makefield 
Township and the City of Trenton to find areas of mutual interest and efficiencies of 
scale.  
 

• Objective  2  –  Leverage  Federal,  State  and  County  opportunities  to  create  and 
enhance  local  and  regional  partnerships  to  provide  community  services  and 
amenities.  
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ASSETS AND OPPORTUNITIES CHAPTER 15 

 
Summary of Assets and Opportunities 
Morrisville  is  blessed with many  outstanding  attributes  and  numerous  opportunities  of 
which  the  borough  can  take  advantage.  The  previous  chapter  has  already  incorporated 
many  of  these  resources  into  its vision  of  the  community. Below  is  a  summary  of  these 
assets and opportunities and why they are important to future revitalization and planning 
activities. Future efforts should be mindful of  these resources  to ensure  they are  included 
and used to their full advantage. 
 
Delaware River 
The  Delaware  River  is  the  borough’s most  valuable  natural  resource.  It  is  a  source  of 
recreation,  scenic  qualities,  and  wildlife  habitation.  The  Delaware  River  Shore  area  in 
Morrisville  is  a  critical  habitat  area,  primarily  due  to  the  vegetation  along  the  river 
providing valuable habitat for birds and other animals, and shade for fish in the river. 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The river and  its banks function as natural resources worthy of continued protection. The 

Delaware River 
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borough  is  unique  in  terms  of  the  large  amount  of  riverfront  land  that  is  in  public 
ownership which results in greater public access opportunities relative to other waterfront 
communities.  
 
Many  riverfront  communities  throughout  the  U.S.  use  their  riverfront  location  as  the 
driving  theme  in  their economic development efforts. These communities have worked to 
restore the natural functions of their river systems while redeveloping riverfront sites using 
environmentally  responsible design  and  construction practices. Both  activities  can  attract 
tourists and new residents who are seeking to enjoy the great amenities that rivers such as 
the Delaware offer. 
 
Delaware Canal 
The Delaware Canal is a scenic, recreational, and historic resource. The towpath of the canal 
is used as a hiking and bicycle  trail and has been designated a National Heritage Hiking 
Trail. The Delaware Canal will also serve as a section of both the Delaware River Heritage 
Trail and East Coast Greenway. The entire Delaware Canal is a registered National Historic 
Landmark. 
 
Recreation Opportunities 
Morrisville  is  blessed  with  a  wealth  of  recreational  resources,  including  the  40‐acre 
Williamson  Park  and  dike walking  path,  school  fields,  Delaware  Canal  State  Park  and 
towpath, and Graystones open space. Stunning views of the Delaware River can be taken in 
from  the  top of  the  levee along  the edge of Williamson Park. Williamson Park contains a 
diversity  of  recreation  opportunities,  including  trails,  playfields,  play  equipment,  and  a 
public pool. 
 
Mill Pond 
Mill  Pond,  located  along  Bridge 
Street,  adjacent  to  the  Holiday  Inn 
and 7‐Eleven, is a remnant of the old 
rubber mill. The man‐made pond  is 
an  underutilized  resource  in  the 
community.  Due  to  its  central 
location and the access it provides to 
the  adjacent  Delaware  Canal,  Mill 
Pond  is  a  key  site  that  should  be 
capitalized  on  through  acquisition 
and restoration.  
 
 
 

Mill Pond 
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Morrisville Lake 
Morrisville Lake,  located  in  the  southwest corner of  the borough,  is on  the  site of an old 
quarry pit and identified in the Morrisville Borough Open Space Plan as having the potential 
to become a recreational facility for the borough.  
 
Mature Street Trees 
The  Street  Tree  Inventory  Report: Morrisville,  PA,  identified  over  1,000  street  trees  in  the 
borough, with over 59 species represented. In addition to their aesthetic value, street trees 
provide a sense of enclosure and protection. Mature trees filter air pollution and, during hot 
summer days, provide shade and reduce the “heat island” effect.  
 
Downtown Commercial Area 
The borough maintains a traditional commercial core along Bridge Street at the heart of the 
community,  with mixed‐use  buildings  and  storefronts  at  the  edge  of  sidewalks.  Street 
infrastructure,  including  street  lights,  street  trees,  and  sidewalks  line  the  corridor,  and 
parking is generally available. The basic physical elements of a successful traditional central 
business district are already present. New uses and enhancement, such as the Bridge Street 
renovation project must be implemented to capture greater economic benefits. 
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Traditional Pattern of Development/ Closeness of Diverse Resources 
Morrisville’s  traditional  layout,  small  lots,  and  grid‐like  pattern  fosters  a  closeness  of 
diverse resources that are convenient to access from many other locations from within and 
without  the  borough.  The  town’s  traditional  street  pattern,  along  with  its  numerous 
sidewalks, makes it easy to get around by foot. 
 
Morrisville  is  also  a  community  of  close‐knit  neighborhoods,  reflective  of  the  town’s 
traditional street  layouts and  small  lot  sizes. Many  residents have  lived  in Morrisville all 
their lives.  
 
History 
Residential,  commercial,  and  industrial  architecture  throughout  the  town  visually 
represents  every  period  of  the  nationʹs  history,  from  artifacts  of  pre‐Revolutionary 
settlements and 18th‐century manor houses through 19th‐century remnants of the Industrial 
Revolution and 20th‐century suburban residential developments. Morrisville was the site of 
important figures and events in our nation’s history. This background can serve as a terrific 
foundation for tourism opportunities, celebrations, and sense of community pride.  
 
Underutilized Areas/ Infill Opportunities 
There  are  sites within walking  distance  of  the  downtown  that  could  serve  as  potential 
extensions of the downtown. Other areas, including the Staley site at the southern border of 
the borough and  the Toll site between Route 1 and  the  rail  line, have been  the subject of 
redevelopment plans. Such areas  should be  redeveloped  into pedestrian‐friendly, mixed‐
use developments. 
 
Location 
Key among all factors for the revitalization of Morrisville is its location along the banks of 
the Delaware River across from the state capitol of New Jersey. A central location adjacent 
to these resources is critical for the borough’s economic future.  
 
A Youthful and Diverse Population 
Morrisville residents tend to be younger and more diverse than the average Bucks County 
resident. Median age in Morrisville is 35.7 years, a full two years younger than the median 
age in Bucks County. As of the 2000 census, 76 percent of borough residents was white, 19.1 
percent was African‐American, 4.8 of  the population was Hispanic  (of any  race), and 1.2 
percent was Asian. 
 
Access  to  the cultural amenities  that come with a diverse population will be  important  to 
the educated workforce of  the 21st Century. The borough’s youthfulness will provide  the 
necessary energy and optimism to complete the revitalization process.  
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Affordable and Attractive Housing Stock 
Home values  and  rental  rates  are  below  county medians, making Morrisville one of  the 
most affordable communities  in Bucks County  to  live. Much of  the single‐family housing 
stock is in good condition, despite being 50 years or older.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Transit Availability 
Morrisville residents have both fixed‐route bus service and regionally‐accessible rail service 
available to them. Connections can be made to Philadelphia, Trenton, and New York City. 
The  area  between  the Delaware Canal,  the  SEPTA R7  rail  line,  and  South  Pennsylvania 
Avenue has been  identified by both the Bucks County Waterfront Revitalization Plan and the 
Bucks County Redevelopment Authority as an area with the potential for the construction 
of a new  rail  station and  transit‐oriented development. Convenient access  to a variety of 
transportation  options  will  be  an  important  consideration  to  future  business  owners, 
workers, and residents.  
 
Common Sense of Opportunity 
There  is  the  sense  among many Morrisville  residents  that  the  community  is  capable  of 
being  not  just  a  nice  place,  but  a  great  place  to  live.  Given Morrisville’s  resources,  its 
history,  its  culture,  and  its  people,  the  opportunity  for  becoming  such  a  community  is 
within its grasp. 
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OVERVIEW OF REVITALIZATION INITIATIVES AND PLANS  CHAPTER 16 

 
This  chapter  summarizes  major  revitalization  initiatives  and  plans  that  have  been 
completed since the last comprehensive plan was issued in 1982. The summary is intended 
to serve as a backdrop to this comprehensive plan’s implementation strategy, by outlining 
key  provisions  of  the  studies  and  the  interrelationships  among  them,  and  by  noting 
progress  toward completion.  It also describes  the makeup and  function of  the Morrisville 
Economic Development Corporation, which plays a prime role in coordinating many of the 
economic and redevelopment projects envisioned in the plans.  
 
The  plans  have  a  redevelopment  and  natural  and  cultural  heritage  orientation.  Some  of 
them overlap, and differ in the fine points of their recommended strategies, techniques, or 
site‐  specific proposals. But  they  substantially  agree on  the need  for  revitalization of  the 
central  business  district,  the waterfront,  and  certain  residential  neighborhoods,  and  the 
need  for  the  borough  to  capitalize  on  its  historic  heritage  and  its many  amenities.  The 
Comprehensive Plan of Morrisville, Pennsylvania supports the goals and objectives of each of 
these plans and initiatives.  
       
Morrisville Economic Development Corporation 
The Morrisville Economic Development Corporation (MEDC) is a seven‐member nonprofit 
corporation  formed  in  1991  to  recruit,  promote,  and  retain  business  enterprises.  The 
members are appointed by the Borough Council.  
 
The  MEDC  can  buy,  sell,  or  develop  property,  issue  bonds,  make  loan  guarantees, 
coordinate projects, and administer funds, among other powers. Its flexibility and range of 
functions  allow  it  to  carry  out  projects  by  itself  or  partner with  other  private  or  public 
entities. It also sponsors or co‐sponsors special events that showcase the borough. 
 
The MEDC developed the Heritage Center performing arts center on the site of the former 
municipal garage, and  is  in  the process of developing  the  0.8 parcel near  the  foot of  the 
Lower Trenton Bridge. Another planned project  is  redevelopment of  the  former borough 
water  filtration  plant  on  North  Delmorr  Avenue  into  a  waterfront  restaurant  with  an 
outdoor dining area.  
 
While  an  independent  organization,  the  MEDC  works  in  collaboration  with  Borough 
Council. The MEDC initiates and packages new projects, but it is up to council to approve 
and act on them. Where appropriate, the vision put forward by this comprehensive plan, as 
well  as  its  recommended  strategies  for  implementation,  should  be  coordinated with  the 
activities of the MEDC.  
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Borough Activities 
Morrisville Borough has  received a $1.5 million grant  from  the Delaware River  Joint Toll 
Bridge  Commission  for  streetscape  improvements  along  Bridge  Street.  Planned 
improvements  include  a  sign  welcoming  drivers  to  Morrisville,  a  landscaped  median 
between  the Lower Trenton Bridge  and Delmorr Avenue, new  street  lights  along Bridge 
Street,  new  traffic  lights  and  striping  at  the  intersections  of  Bridge  Street  and Delmorr 
Avenue and Bridge Street and Pennsylvania Avenue, and new sidewalks and curbing along 
Bridge Street from Pennsylvania Avenue to Cox Avenue. 
 
The borough is also partnering with the Bucks County Redevelopment Authority (BCRDA) 
in residential redevelopment of the Cloverleaf site off East Cleveland Avenue. 
 
Bucks County Waterfront Revitalization Plan 
The purpose of the Bucks County Delaware River Waterfront Revitalization Plan is to articulate 
a  community‐based  vision  that  will  guide  future  revitalization  efforts  along  the  lower 
Delaware  River  waterfront  in  the  townships  of  Bensalem,  Bristol,  and  Falls,  and  the 
boroughs of Bristol, Tullytown, and Morrisville.  
 
The  Bucks  County  Waterfront  Revitalization  Plan  devises  specific  recommendations  to 
improve  the study area and make  it more attractive  to residents, businesses, and visitors. 
Six themes organize these recommendations and serve as goals for the plan:  
 

• Enliven the river’s edge by improving waterfront access. 
 

• Incorporate design with development to improve the attractiveness of the area and 
foster its renaissance. 
 

• Support the economy by fostering redevelopment of underused lands and buildings. 
 

• Expand mobility and accessibility to and within the study area. 
 

• Foster environmental sustainability of the Delaware River and its tributaries. 
 

• Reinforce a sense of place and identity. 
 

The study also provides more detailed concept plans for key portions of the study area that 
are considered priority projects  in each study area municipality. Each “opportunity area” 
provides a potential vision of what might be.  
 
In Morrisville, the concept plan envisions waterfront gateways at the Lower Trenton Bridge 
and  Trenton‐Morrisville  Toll  Bridge,  a  transit‐oriented  development  and  SEPTA  train 
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station  at  the  site  of  what  is  now  a  Toll  Brothers  assembly  operation,  mixed‐use 
development around the Staley industrial site at the southeast corner of the borough, and a 
senior housing complex at the Cloverleaf site off of East Cleveland Avenue.  
 
The plan also envisions several park and recreation and open space opportunities. The plan 
shows a  trail along  the Delaware River  from Williamson Park  to  the borough’s  southern 
border and into Falls Township. Open space and public access to the water are identified at 
the Staley property. Bridge Street and Pennsylvania Avenue are shown as bicycle  routes, 
connecting Morrisville to the adjacent communities of Trenton, Lower Makefield, and Falls. 
The Morrisville Lake area is identified as a potential new park.  
 
The opportunity area plan for Morrisville recommends that the borough create a mixed‐use 
district that includes residential and commercial uses with some of the newer development 
types  that  incorporate  features  like  lot  size mix, mixed‐use  buildings, walkability,  and 
architectural  design  controls.  In  2005,  the  borough  designated  the  Staley  site  as  the 
Riverview  redevelopment  area  (see  the  discussion  of  redevelopment  area  plans  in  the 
following  section) and adopted a new mixed‐use district geared  toward  carrying out  the 
recommendations  of  the  countywide waterfront  plan  there.  The  district,  known  as  the 
Riverview Neighborhood District, contains development standards aimed at emulating the 
borough’s traditional town character, with small lots, shallow setbacks, narrow streets, and 
a mix of uses. 
 
With  each new  redevelopment opportunity or  initiative,  the borough  should  consult  the 
Bucks  County  Waterfront  Revitalization  Plan  to  ensure  consistency  with  the  themes, 
recommendations,  and  vision  put  forward  by  the  plan.  In  addition,  several 
recommendations, which are not  specifically being  championed by any entity,  should be 
further  explored  by  the  borough.  These  include  the  proposed  bicycle  routes,  the  trail 
identified  along  the Delaware River,  and  the  gateway  shown  at  the west  end  of Bridge 
Street. 
 
Redevelopment Area Plans 
The borough has designated most of its waterfront, central business district, industrial core, 
and parts of nearby residential neighborhoods as a certified redevelopment area, under the 
provisions  of  Pennsylvania  urban  redevelopment  law.  The  aims  of  this  redevelopment 
planning  include  reducing  incompatible  land  uses,  leveraging  private  investment,  and 
enhancing the quality of community life. 
 
Working with the Bucks County Redevelopment Authority, the borough has adopted two 
redevelopment area plans, each covering a segment of the entire certified area. One  is the 
Riverview Redevelopment Area  Plan  and  the  other  is  the  Town Center  Redevelopment 
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Area  Plan.  The  two  plans  provide  for  redevelopment  of  tracts  now  dominated  by  two 
industrial firms, in the event of a transition in use.  
 
The Riverview Redevelopment Plan made use of the Bucks County Waterfront Revitalization 
Plan for ideas and guidance. It focuses on the borough’s south waterfront and areas inward, 
including the Staley industrial site, from East Philadelphia Avenue to East Post Road.  
 
The  Staley  property  is  located  at  the  southeast  corner  of  the  borough  adjoining  the 
Delaware River. Operations at the former corn syrup production plant have been limited to 
bulk handling and transfer since it closed in 1987.  
 
The  plan  recommends  zoning  changes  intended  to  implement  provisions  of  the  county 
waterfront  plan within Morrisville.  The  zoning  changes  promote mixed  use,  traditional 
design elements, adaptive reuse of existing buildings, green space, compact and walkable 
layout,  and  opening  access  to  the  Delaware  River.  Such  zoning  changes  have  been 
incorporated into the Riverview Neighborhood Zoning District, which covers the Staley site 
at the southeastern border of the Riverview Redevelopment Area.  
 
Since the adoption of the Riverview district, no redevelopment proposals for the site have 
been submitted. The Bucks County Redevelopment Authority continues  to work with  the 
property’s owner and market the site to potential developers. 
 
The other redevelopment area plan adopted by the borough is the Town Center plan. The 
designated Town Center area is bounded roughly by the Delaware Canal, Falls Township, 
Pennsylvania Avenue, and Philadelphia Avenue. 
 
The plan proposes zoning changes  that were enacted by ordinance  in 2006  to provide  for 
light industrial, flex space, technology, research and development, or other newer types of 
nonresidential uses in districts that were zoned for more conventional heavy industrial use. 
The rezoned area encompasses a Toll Brothers plant for assembly of housing frames. 
 
The zoning changes would also allow commuter rail and bus stations. But in order to truly 
accommodate transit‐oriented development, as has been envisioned for the area if a SEPTA 
rail station is built there, the zoning would have to be further refined to permit a residential 
component.         
 
No  negotiations  have  begun  between  the  BCRDA  and  Toll  Bros.  for  the  acquisition  or 
development  of  the  site. However, Toll Bros. does  have  contingency  plans  for  the  site’s 
redevelopment  should  the  company  decide  this  course  of  action would  be  in  their  best 
interest.  
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Enterprise Zone 
The Bucks County Enterprise Zone provides grants,  job training, tax credits, and minority 
business development offered by the Pennsylvania Industrial Development Authority.  
 
The  Enterprise  Zone  Program  is  designed  to  increase  the  quantity  and  quality  of  the 
available  job  opportunities  within  an  Enterprise  Zone  area.  Enterprise  Zone  areas  in 
Morrisville Borough include the Toll Brothers site, the Staley property, and an area between 
Royale and Ohio avenues (Post Road Area). Designated Enterprise Zones are given priority 
consideration to facilitate business investment and job creation.  
 
A  primary  mission  of  the  Enterprise  Zone  is  to  provide  the  coordination  and 
communication  between  the  business  community  and  the  public  sector.  The  Enterprise 
Zone of Bucks County coordinates business needs  (financial or  technical) with  the correct 
public  sector  agency  and providing  the  business  community with  access  to  existing  and 
new resources (financial and technical) available for business growth and expansion.  
 
The  Enterprise  Zone  Program  places  a  priority  on  assistance  to  businesses  involved  in 
industrial, manufacturing  and  export  services. However,  the Staley property  is  currently 
zoned RND Riverview Neighborhood District; this district permits a mix of uses, including 
residential, retail commercial, and office. Commercial uses in this district would not be able 
to  participate  in many  of  the  incentive  programs  offered  through  the  Enterprise  Zone 
because participants must use the benefits for manufacturing purposes. However, there are 
enough incentive programs available that do not have such requirements and could be used 
for the purpose of developing retail commercial, office, or office/research uses.  
 
Revitalizing Morrisville: Rethinking the Triangle 
Revitalizing Morrisville: Rethinking the Triangle is a long‐term master plan for revitalization of 
the  core  central  business  district  and  surrounding  area  that  envisions  the  borough’s 
transformation into a regional destination. Completed in 2007, the plan was formulated as a 
workshop project of graduate students in urban planning at the University of Pennsylvania, 
undertaken at  the  invitation of  the Morrisville Economic Development Corporation. This 
plan has not been officially acted upon by the borough, but is favorably viewed as a catalyst 
to  action  and  a  source  of  background  information  and  creative  ideas  that  may  be 
incorporated into other redevelopment activities and planning.  
 
The plan  area  encompasses  a  triangular  swath of  the borough  roughly bounded by  four 
defining natural  or  built  features:  the Calhoun  Street Bridge  on  the north,  the Delaware 
River on  the east,  the Delaware Canal on  the west and  the Trenton Makes Bridge on  the 
south. 
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The plan targets six nodes within the triangle, and outlines policy and design prescriptions 
to help realize their potential through measures that include: aiding pedestrian circulation; 
calming  traffic;  installing  better  wayfinding  signage;  and  implementing  a  coordinated 
program of redevelopment and other physical improvements. 
 
The nodes are: 
 

• The Morrisville  town  center, within  the downtown  area  bounded  by Washington 
Avenue, the Renaissance Building, Union Street and Bridge Street 

 
• The area around the Calhoun Street Bridge gateway to the borough 

 
• Williamson Park 

 
• The area around the Trenton Makes Bridge gateway 

 
• The Bridge Street commercial corridor 

 
• The  proposed  redevelopment  into  the  Robert Morris  Business  Center  of  Bridge 

Street between Pennsylvania Avenue and the Delaware Canal.  
 
Some  of  the  possible  implementation  activities  outlined  in  the  plan  involve  forming  a 
commercial  corridor  action  team  to  coordinate  public  participation  in  redevelopment 
planning,  applying  tax  incentive  programs  to  redevelopment  activities,  forming  a 
community development corporation to execute the revitalization plan, and enacting form‐
based zoning provisions.  
 
This  comprehensive  plan  agrees with  the  analysis  and  policy  and  design  prescriptions 
identified by Rethinking the Triangle. The implementation activities presented could serve as 
a pathway to accomplishing the revitalization goals of the plan. However, any revitalization 
activity that is to take place should be coordinated with the Landmark Towns Project (see 
below) to ensure consistency and avoid duplication of activities.  
 
Landmark Towns Project 
The Landmark Towns Project  is a regional revitalization  initiative of  lower Bucks County 
communities along the Delaware Canal that have traditional downtown business districts. 
Morrisville,  Bristol  Borough,  New  Hope  and  Yardley  are  the  member  municipalities. 
Landmark  Towns  combines  the  marketing,  design,  organization  and  economic 
development  tools of  the  successful “Main Street” downtown  renewal program, with  the 
state’s Heritage Park approach to promoting industrial heritage tourism.   
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The  Landmark  Towns  Project  has  a  twofold  approach,  targeting  both  economic 
development  and  cultural  resources.  It  is  coordinated  through  the Delaware  and Lehigh 
National  Heritage  Corridor  (D&L)  and  funded  by  the  D&L  and  the  Pennsylvania 
Department of Community and Economic Development. 
 
The  project  seeks  to  define  the  region,  assess  the  economy,  identify  unifying  regional 
themes, and promote the member municipalities as tourist destinations. Representatives of 
the  municipalities  are  preparing  a  regional  downtown  revitalization  plan.  A  full‐time 
coordinator has recently been hired to help undertake activities identified in the plan, along 
with those necessary for a Main Street program tailored to each participating community. 
 
In Morrisville,  initial  plans  are  to  pursue  initiatives  designed  to  draw  people  using  the 
riverwalk  into  the  commercial  district,  provide  safe  pedestrian  access  to  the  canal  and 
create a walking route that loops back to the river walk, and create a development plan for 
borough‐owned areas adjacent to the Calhoun Street Bridge. 
 
Landmark Towns will help  the borough position  itself as an up and  coming  community 
with  a  rich  cultural history. Downtown  revitalization will be  critical  to  the  ability of  the 
borough  to capture  the  full benefit of  this program. Already  the borough and  the MEDC 
have  begun  this  process  with  the  Bridge  Street  streetscape  improvements  and  the 
downtown  master  plan,  Rethinking  the  Triangle.  Coordination  between  the  MEDC  and 
Landmark Towns will be vital to the success of this process.  
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CAPTURING THE FUTURE  CHAPTER 17 

 
The  main  purpose  of  a  comprehensive  plan  is  to  set  out  a  vision  of  the  future  of  a 
community and provide a physical plan for realizing this vision. The vision set forth by this 
plan is focused on revitalizing the downtown, preserving and enhancing natural, historical, 
and cultural resources, and maintaining the borough’s traditional town character.  
 
With limited vacant land available in Morrisville, future development will primarily be in 
the  form  of  infill  or  redevelopment. Morrisville  Borough must  carefully  tailor  land  use 
policy  and  regulation  to  both  foster  economic  development  and  fulfill  the  vision  of  the 
community. This chapter will provide a policy  framework  that will assist  the borough  in 
implementing  the  recommendations  of  this  plan.  The  policy  framework  will  include 
principles of planning  and  economic development  and  a  future  land use discussion  and 
map. 
 
Principles of Development  
Planning 
The overarching planning principle that guides this Plan is “Smart Growth.” The principles 
of  this  land use planning strategy are discussed  throughout  the Comprehensive Plan and 
endorsed  by  many  county  and  state  governments,  including  Bucks  County  and  the 
Commonwealth of Pennsylvania.  
 
Smart  growth  promotes  a  concentration  of  development  and  diversity  of  uses.  This 
approach  is meant  to guide development  to  reduce  sprawl, preserve  farmland  and open 
space,  conserve  natural  environments,  utilize  existing  infrastructure,  revitalize  growth 
centers and older communities, and encourage alternative means of transit such as walking 
and biking.  
 
Principles of Smart Growth8 include: 
 

• Create Range of Housing Opportunities and Choices – An  integral component of 
any  smart growth  strategy  is  to provide quality housing  for people of  all  income 
levels.  

 
• Create Walkable Neighborhoods  – Walkable  communities  are desirable places  to 

live, work, learn, worship and play, and therefore a key component of smart growth.  
 

 

                                                        
8 Smart Growth Network; www.smartgrowth.org  
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• Encourage Community and Stakeholder Collaboration – Growth can create great 
places  to  live, work and play—if  it  responds  to a  community’s own  sense of how 
and where it wants to grow.  

 
• Foster Distinctive, Attractive Communities with a Strong Sense of Place – Smart 

growth encourages communities to craft a vision and set standards for development 
and  construction which  respond  to  community values of architectural beauty and 
distinctiveness, as well as expanded choices in housing and transportation.  

 
• Make  Development  Decisions  Predictable,  Fair  and  Cost  Effective  –  For  a 

community to be successful in implementing smart growth, it must be embraced by 
the private sector.  

 
• Mix Land Uses  – Smart growth  supports  the  integration of mixed  land uses  (i.e., 

different  compatible  land  uses  such  as  residential  and  commercial  development) 
into communities as a critical component of achieving better places to live.  

 
• Preserve Open Space, Farmland, Natural Beauty and Critical Environmental Areas 

–  Open  space  preservation  supports  smart  growth  goals  by  bolstering  local 
economies,  preserving  critical  environmental  areas,  improving  our  communities’ 
quality of life, and guiding new growth into existing communities.  

 
• Provide a Variety of Transportation Choices – Providing people with more choices 

in housing, shopping, communities, and transportation is a key aim of smart growth. 
 

• Strengthen  and  Direct  Development  Towards  Existing  Communities  –  Smart 
growth  directs  development  towards  existing  communities  already  served  by 
infrastructure, seeking to utilize the resources that existing neighborhoods offer, and 
conserve open space and irreplaceable natural resources on the urban fringe.  

 
• Take Advantage of Compact Building Design – Smart growth provides a means for 

communities to incorporate more compact building design and more efficient use of 
land as an alternative to conventional, land consumptive development. 

 
Many of the principles and strategies of smart growth are already being used by Morrisville 
Borough.  For  example,  the  new Riverview Neighborhood  zoning  district  is  designed  to 
revitalize an older industrial area into a compact, walkable neighborhood that has a mix of 
residential and commercial land uses and a real sense of place. The borough also adopted a 
zoning amendment that would permit commuter rail or bus transit station uses within the 
zoning district that encompasses the Town Center redevelopment area. The borough’s open 
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space preservation and park and recreation development efforts help protect critical natural 
resources and provide additional amenities to both residents and visitors.  
 
The borough should also incorporate the land use planning principles of plans such as the 
Lower Delaware River Conservation Plan and  the Bucks County Waterfront Revitalization Plan. 
The borough  should  ensure  that  the  resource protection and development  strategies and 
principles  found  in  these  plans  are  fostered  in  current  revitalization  efforts  and 
incorporated into future endeavors. 
 
Economic Development 
Morrisville’s  best  economic period  came  in  the  time  of  the  old manufacturing  economy, 
which was  based  on  processing  of  raw materials,  proximity  to  transportation,  and  blue 
collar  labor. Economic development  efforts  in  the old  economy were based on  attracting 
industry  by  providing  cheap  land,  cheap  energy,  a  plentiful  labor  force,  and  low  taxes. 
There has been widespread recognition that the manufacturing economy has changed and 
economic development efforts must change as well.  
 
Indeed, when residents were asked  in  the comprehensive plan survey what  they  thought 
were among  the major problems or needs  facing  the borough,  the categories of  taxes,  job 
opportunities/economic development,  and  the business district were  among  the  top  five. 
Clearly, borough  residents  recognize  the  economic development  challenges  that must be 
addressed in moving forward.  
 
The “Knowledge Economy” involves applying knowledge and doing business in new and 
creative ways  to a wide range of products and services  from agriculture  to software. The 
Knowledge Economy focuses on speed, quality, flexibility, knowledge, and networks which 
have  become  the  new  sources  of  competitive  advantage  faced  by  all  industries.  The 
Knowledge Economy requires provision of a high quality of life for an educated workforce 
and ability to learn and adapt to new technology and business conditions. 
 
In  the past creating new  jobs was  the means  to success  in economic development. Today 
existing  jobs must  be  enhanced  by  raising wages  and  quality  of  life, which  can  both  be 
accomplished by boosting  the skills of  the workforce. A skilled workforce  is provided by 
high quality education in the schools and ongoing vocational training opportunities. 
 
The borough should create a collaborative environment among government and business, 
and  provide  a  customer‐oriented  and  responsive  government.  The  permitting  process 
should give businesses the needed flexibility to redevelop old facilities and build new will 
enhance economic development.  
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There are a number of changes  to  the physical environment  that can be made  to enhance 
economic  development  in  the  Knowledge  Economy.  Infrastructure  investments  in 
telecommunication and  internet access are necessary  for new business. Amenities such as 
cultural  facilities,  open  space  and  natural  resources,  and  public  safety  can  be  enhanced. 
Traffic mobility can be improved by road improvements, transit‐oriented development, and 
greater transit availability. Investments such as these not only support the enhancement of 
the Knowledge Economy, but also support the principles of Smart Growth.  
 
The borough’s neighborhoods can promote interaction, accessibility, and creativity required 
by the Knowledge Economy. These areas may also provide for  live‐work environments to 
facilitate  the energy necessary  for creativity. Creativity  is encouraged by work and  living 
environments  that  allow  for  interaction  among  people.  Chance  encounters  in  public 
meeting areas, restaurants, neighborhoods, and conferences  lead  to new partnerships and 
solutions to common challenges. 
 
The new raw material for business is knowledge and creativity—to find better ways to do 
things and create new products. Creative people desire to be where the action is and they 
like distinctive places. Rather  than  focusing on being  a  cheaper place  to do business  the 
borough should focus on becoming a better place where an educated, well‐paid workforce 
wants to live and provide the infrastructure this workforce needs to succeed.  
 
The  borough,  as part  of  its process  of planning  for  the  transition  and  redevelopment  of 
heavy  industrial  and  other  underused  sites,  has  designated  and  rezoned  two  broad 
redevelopment  areas.  They  are  the  Riverview  redevelopment  area  along  the  Delaware, 
slated  for mixed‐use  development,  and  the  Town  Center  redevelopment  area,  intended 
largely  for  light  industry,  flex  space,  research  and  development,  and  other  technology‐
oriented uses.  The redevelopment of these areas in line with current plans will create fertile 
ground for growing the Knowledge Economy in Morrisville. 
 
Another  potential  and  complementary  component  of  a  strategy  to  redefine  the  local 
economy  is  to consider a sectoral approach  to economic development, particularly within 
the  central  business  district  or within  an  office  or  light‐industrial  park.  This  approach 
focuses on attracting a certain type or types of business to an area, to create a concentration 
of  related or  complementary enterprises. The  choice of  sector  should be based on  factors 
such as existing businesses, the nature of the transportation network, the labor force and the 
educational infrastructure, and other unique local assets. 
  
The resulting synergies boost employment, spending, and business location and expansion. 
One typical example would be a health care sector comprising a hospital, outpatient clinics, 
doctors, other health professionals, pharmacies, a medical equipment store, restaurants  to 
serve workers and patients, employee housing near workplaces, etc.   
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A possible  scenario  for Morrisville might be  to build on  existing design,  furnishing,  and 
home  improvement businesses,  through recruitment, a  targeted marketing campaign, and 
word of mouth: “Morrisville. Design the Future with Us.” Other sectoral approaches may 
be devised.  
 
Such  a  strategy  could  enlist  the  borough,  the  Morrisville  Economic  Development 
Corporation, local Realtors, the Morrisville Business Association, and others. But a sectoral 
economic strategy should not be exclusionary or overconcentrated to the point it results in a 
single‐industry economic base.   
 
The Land Use Plan 
Land  use  planning  and  policy  development  in Morrisville  Borough  will  focus  on  the 
revitalization of the central business district, infill development, protection and restoration 
of natural areas, and the maintenance of existing residential neighborhoods. The Land Use 
Plan  comprises  a map  showing  generalized  land use  categories, which  are  based  on  the 
purpose statements of the borough’s zoning districts. The future land use categories are as 
follows:  
 

• Low Density Residential  – The purpose  and  intent  of  this district  is  to  retain  the 
character of existing single‐family residential areas and to maintain the existing low 
residential density by providing appropriate standards.  Additional purposes for the 
establishment of  this district are  to exclude activities  incompatible with  residential 
development. 
 

• Medium Density Residential – The purpose and intent of this district is to retain the 
character of existing medium residential density areas where little developable land 
exists.  The  district  also  is  intended  to  promote  standards  that  will  permit  the 
continuation of existing, new, and other compatible land uses. 
 

• High Density  Residential  –  The  purpose  and  intent  of  this  district  is  to  provide 
appropriate areas  for multi‐family development  in order  to broaden  the borough’s 
housing base and,  therefore, serve a greater variety of housing needs.   Reasonable 
standards  should  be  provided  to  prevent  overcrowding  of  land,  to  regulate  the 
density of population, to avoid undue congestion in the streets and to allow for the 
harmonious  development  of  apartments,  townhouses  and  other  uses  which  are 
compatible with higher density residential development. 
 

• Mixed Riverfront  – The  purpose  of  this district  is  to  foster  the  redevelopment  of 
underutilized  lands  along  the  Delaware  River  into  comprehensively  planned, 
pedestrian‐oriented  neighborhoods.    This  is  to  be  accomplished  by  promoting  a 
variety  of  land  uses,  housing  types,  and  density,  and  by  requiring  skillful 
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architectural  and  landscape  design  in  creating  buildings  and  green  spaces.  This 
district  is  also  created  to  avoid  the  negative  impacts  of  suburban  sprawl  by 
minimizing infrastructure costs, traffic congestion, and environmental degradation. 

 
• Commercial  – The purpose  and  intent of  this district  is  to provide  areas  for  free‐

standing  commercial  activities  and  shopping  centers,  to promote  standards which 
allow  the orderly conversion of  land uses, and  to protect adjacent residential areas 
through the application of buffer yards. 
 

• Central  Business  District  –  The  purpose  and  intent  of  this  district  is  to  provide 
attractive, compact areas for retail, office and service activities, to protect commercial 
areas from the intrusion of uses which would be incompatible with retail and service 
uses,  to  protect  adjacent  residential  areas  through  buffer  requirements,  and  to 
prevent the overcrowding of the land through the application of minimum area and 
yard requirements. 
 

• Light Industrial – The purpose and intent of this district is to permit and encourage 
light  industrial development  that will be so  located as  to constitute an appropriate 
part of the physical development of the borough, to provide minimum standards for 
the development and operation of light industry, and to prohibit uses which would 
be incompatible with the uses permitted in the district. 

 
• Technology and Research – The purpose of this district is to accommodate a mix of 

offices,  flex  space,  parking,  transit  access,  and  fabricating/assembly  space  for 
technology  and  biotechnology  businesses  and  related  offices.  Size  and  use  limits 
should preclude large warehouse or storage facilities. No retail uses or warehousing 
uses would be permitted. 
 

• Institutional/Government – The purpose of this district is to provide for the orderly 
growth  of  community  services  within  the  borough  and  to  provide  reasonable 
standards for development.  
 

• Park and Recreation/Open Space – The purpose of this district is to provide for the 
orderly  growth  of  community  services  within  the  borough  and  to  provide 
reasonable standards for development. 

 
Land Use Policy Implementation 
Zoning  and  subdivision  and  land  development  ordinances  are  the  regulatory  teeth 
authorized by  the Pennsylvania Municipalities Planning Code to support a municipality’s 
land use policy. The  implementation of  this plan  for  land use will require adjustments  in 
zoning  districts  and  requirements,  including  changes  in  district  requirements 
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recommended  in Part  I of  this plan  (See Plan  Implementation  for  these  recommendations). 
This  plan  does  not  recommend  major  policy  changes  in  zoning  boundaries,  but  does 
identify  some  areas  of  the  borough  that  may  require  boundary  and  classification 
adjustments to create a more consistent policy treatment of the borough’s  land use. These 
areas are as follows: 
 

• A  few  parcels  in  the  C‐3  Neighborhood  Commercial  district  along West  Bridge 
Street  are  split‐zoned  between C‐3  and R‐2  zoning. We  recommend  that  these  be 
changed to C‐3. 

 
• Parcels containing mini‐warehouses along South Delmorr Avenue are zoned R‐2A; 

they should be designated commercial. 
 

• Parcels  containing  townhouses  along  Chambers  Street  are  zoned  C‐1  Central 
Commercial; they should be changed to a multifamily zoning classification, such as 
R‐4. As noted in Chapter 3: Housing in Part I, townhouses as a permitted house type 
should be added to the permitted uses in the R‐4 district. 

 
• The Delmorr  open  space  tract  is  zoned R‐4.  This  should  be  zoned  a  government 

designation such as CS‐1 Community Service. 
 
• Borough‐owned  property  at  the  end  of  Delaware  Avenue  toward  the  river  (tax 

parcels  24‐12‐79  and  ‐79.1)  is  zoned R‐4  and CS‐1. The borough  should designate 
both parcels as CS‐1, as  they are borough‐owned and are adjacent  to CS‐1 zoning. 
The  borough  should  also  consider  rezoning  a  borough‐owned  parcel  in  the  RN 
Riverview Neighborhood district to CS‐1. Tax parcel 24‐12‐84 is adjacent to the CS‐1 
district and is located along the Delaware River. 

 
• Parcel 24‐10‐241 on Bowling Green Avenue  contains  condominiums. The parcel  is 

split‐zoned between CS‐1 and R‐2. We recommend the parcel be zoned to R‐4, which 
would allow this type of multifamily use. 

 
• A  repair  shop  is  located  on  Green  Street.  It  is  zoned  R‐3,  but  should  be  zoned 

commercial. 
 

• The borough owns parcels that comprise Morrisville Lake  in the Industrial district. 
The borough should consider rezoning these to CS‐1. 

 
• A parcel owned by the Morrisville School District at Grandview Elementary is zoned 

R‐2. This should be changed to CS‐1. 
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• Parcels  located  along  the  south  side  of  West  Trenton  Avenue  either  comprise 
commercial uses or are likely to turn over to commercial uses, particularly between 
Lafayette Street and Pennsylvania Avenue. The borough should consider  rezoning 
these  areas  to  districts  permitting  small  commercial  or  office  uses,  such  as  a 
Professional/Office  district  or  Neighborhood  Conservation  district.  This  district 
would also permit single‐family detached uses either alone or  in combination with 
the office or commercial uses in order to maintain the existing residential structures.  

 
• North  of Trenton Avenue’s  intersection with  the Delaware River  (at  the Calhoun 

Street Bridge), the Delaware Joint Toll Bridge Commission owns two parcels zoned 
C‐3.  These  should  be  zoned CS‐1. Diagonally  across  Trenton Avenue  from  these 
parcels are a parcel owned by the borough, currently zoned C‐3, that should also be 
rezoned to CS‐1. 

 
Implementation Priorities  
One of  the biggest difficulties with  implementing most  comprehensive plans  is  that  it  is 
hard  to decide where  to  begin. Once  the plan  is  completed  the many  recommendations 
presented can be easy to ignore because the plan is no longer on the minds of local officials 
and  residents until  it becomes  time  to develop a new plan. New  initiatives, which  could 
make a real difference, are essentially wasted.  
 
The Plan  Implementation  section at  the end of  this  chapter  contains an exhaustive  list of 
activities that are recommended to realize the vision of this plan. What follows  is a  list of 
activities that are most critical to this plan’s success, taking advantage of existing borough 
assets and representing a starting point at which  the community can gain momentum  for 
putting the remainder of the plan into action.  
 
1. Adopt  Form‐Based Zoning  – A  common  theme  throughout  this  plan  is  the  need  to 

revitalize the borough’s downtown and make it a focus of future economic development 
efforts.  However,  development  that  has  occurred  in  the  borough’s  central  business 
district has not always been of the quality and type that is appropriate to a downtown 
setting. For example, uses such as an automobile repair shop or a convenience store are 
automotive‐oriented and are a detriment the rhythm of the street.  

 
Form‐based zoning can control design outcomes  in  the downtown. Form‐based codes 
create a predictable public realm by controlling physical form primarily—with a lesser 
focus  on  land  use—through  local  regulations.  Form‐based  zoning  addresses  the 
relationship  between  building  facades  and  the  public  realm,  the  form  and mass  of 
buildings in relation to one another, and the scale and types of streets and blocks.  (See 
Appendix B for further details on how form‐based zoning could work in Morrisville). 
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Form‐based  zoning  puts  into  practice  several  principles  of  smart  growth,  including 
creating walkable neighborhoods,  fostering distinctive,  attractive  communities with  a 
strong  sense  of  place, mixing  land  uses,  and  directing  development  toward  existing 
communities. An attractive, functional downtown that more readily responds to market 
conditions will help attract the educated and creative workforce that the borough needs 
to compete in the 21st Century. 
 
The development of a form‐based code for the commercial core is recommended by this 
plan  as well  as  the University  of  Pennsylvania  graduate  student  plan, Rethinking  the 
Triangle. 

 
2. Continue Bridge Street Revitalization Efforts –  In concert with  the development of a 

form‐based  zoning  code,  the  borough  should  continue  its Bridge  Street  revitalization 
efforts. Streetscape  improvements,  such  as new pedestrian  crossings,  streetlights,  and 
curbs and sidewalks, will address the public’s experience of the borough’s commercial 
core.  Further policy  changes,  such  as  new  sign  regulations  aimed  at  controlling  sign 
clutter  and  requirements  for  the planting of  appropriate  street  trees,  are necessary  to 
complete  physical  and  design‐oriented  improvements  along  this  critical  commercial 
corridor.  

 
3. Initiate a Comprehensive Property Maintenance Program – The Housing Chapter of 

this  plan  recommends  that  the  borough  review  housing,  health,  and  safety  code 
provisions to insure that they address issues such as yard maintenance, rehabilitation of 
substandard  properties,  security  of  vacant  structures,  and  prevention  of  health  and 
safety  hazards  like  broken windows,  vermin,  and  littered  grounds.  The  chapter  also 
recommends that the borough inspects rental properties for code compliance at the time 
of sale and grant certificate of occupancy when violations are addressed and  that  this 
should  be  supplemented with  a  program  of  regular  annual  inspection. All  of  these 
activities should be folded into a comprehensive property maintenance program aimed 
at raising the standards for residential property maintenance in the borough.  

 
4. Restore and Enhance the Riverfront – Morrisville’s most important characteristic is its 

riverfront  location.  Many  riverfront  communities  throughout  the  U.S.  use  their 
riverfront  location as  the driving  theme  in  their economic development efforts. These 
communities have worked to restore the natural functions of their river systems while 
redeveloping  riverfront  sites  using  environmentally  responsible  design  and 
construction practices.  

 
Williamson Park  is strategically  located north of Bridge Street between  the downtown 
and the banks of the Delaware. It is a large community park whose Dike walking path 
capitalizes  on  stunning  views  of  the  river  and  the City  of  Trenton.  To  the  south  of 
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Bridge Street the borough has wisely purchased a number of riverfront properties that 
have  significant  natural  characteristics.  The  borough  needs  to  further  protect  and 
enhance  these  resources  as  well  as  promote  a  riverfront  identity.  Along  the  north 
riverfront area the borough could hold a festival at  the park celebrating the borough’s 
riverfront heritage. Signage guiding visitors  to and  from  the park and other resources 
could be placed at key locations in and around the park. Along the south riverfront area 
the borough  should  consider  riverbank  restoration projects and  the development of a 
continuous walking  trail.  All  of  these  activities would  assist  in  raising  the  public’s 
awareness of  the borough’s relationship  to  the river and help position  the borough as 
both a green and active community. 
 

In  order  to  keep  this  plan  relevant  the  borough  should  periodically  distribute  a  report 
detailing the plan’s progress and tasks that yet need to be completed. This report will keep 
the  plan  on  the  minds  of  both  decision  makers  and  residents,  publicize  the 
accomplishments of the plan, and provide the necessary adjustments that need to be made 
to carry out the remaining tasks. 
 
Recommendations 
Successful  implementation of  this plan requires  that specific measures, actions, programs, 
or  techniques be  taken  in  a  timely  and  cost‐effective manner. The  following pages  are  a 
compilation of specific  tasks recommended by this plan to be completed  in order to carry 
out  the  plan’s  vision.  Each  action may  be  the  responsibility  of  one  or more  entity  and 
should be implemented in a given time frame.  
 
Time  frames  are  ongoing,  short‐term, medium‐term,  and  long‐term. Ongoing  efforts  are 
those  currently being undertaken and  that  should  continue  into  the  future. A  short‐term 
effort  should  continue  soon  after plan  adoption  (within  the  first  3  years). Medium‐term 
efforts should start 3–5 years after plan adoption. Groundwork laid by short‐ and medium‐
term efforts must take place before many of the long‐term efforts can be implemented 5–10 
years after plan adoption.  
 
It  is noted  that  issues may  arise  that may  change  the priority of  the  time‐line. The  time 
frame  should  be  used  as  a  guide  and  provide  some  flexibility,  depending  on  local 
circumstances.  
 
Recommendations  are  organized  by  planning  topic.  Each  topic  includes  the  entity  or 
entities  responsible  for  completing  the  task,  suggested  time  frame  for  action,  and  the 
potential  for  technical  assistance  funding.  The  record  of  action  column  is  intended  for 
officials  to  check  off  when  the  implementation  action  is  completed.  Appendix  A  lists 
potential funding sources and technical assistance. 
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1. Update the zoning ordinance to incorporate provisions for additional housing types that may

be suitable for new infill construction, such as townhouses, mixed-use, transit-oriented
development, and age-restricted or age-targeted housing.

BC, PC x

2. Should establishment of a new SEPTA station make possible a transit-oriented development,
amend the I-2 zoning district requirements to allow for mixed-use development
incorporating housing. 

BC, PC x

3. Enact and enforce zoning, health, safety and property maintenance code standards for rental
and owner-occupied housing to maintain property values, sound buildings, and attractive
neighborhoods.

BC, Zoning Office x

4. Adhere to zoning standards to preserve the appearance and fabric of neighborhoods by
preventing “tear downs” and reconstruction of housing at an inappropriately large scale.

BC, PC, ZBA x

5. Review housing, health, and safety code provisions to insure that they address issues such
as yard maintenance, rehabilitation of substandard properties, security of vacant structures,
and prevention of health and safety hazards like broken windows, vermin, and littered
grounds. 

BC, PC, Zoning 
Office

x

6. Inspect rental properties for code compliance at the time of sale and grant certificate of
occupancy when violations are addressed. Supplement with a program of regular annual
inspection. 

BC, Zoning Office x

7. Explore potential sources of funding for housing rehabilitation or improvements to streets,
sewer lines, sidewalks and other neighborhood infrastructure. 

BC, Private and 
Public Agencies

x

8. Develop community greening and gardening programs. Maintain pocket parks and plant
street and shade trees where possible. 

BC, EAC, STC x

9. Explore the possibility of creating a program to redirect duplexes or other rental conversions
back to owner-occupancy.   

BC, PC x

10. Consider rezoning vacated institutional properties to R-1 for single-family housing. BC, PC x x

Housing and Residential Development

Entity 
Responsible

Record of ActionRecommended Action
Time 

Frame     
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11. Coordinate efforts to publicize the borough’s historic nature, affordability, charm, walkable

scale, and highway access as marketing incentives for owner-occupied housing. Coordinate
efforts with community-based first-time homebuyers programs operated by the Bucks
County Housing Group, the Consumer Credit Center, financial institutions, or others.

BC, private and 
public agencies

x

KEY
BC=Morrisville Borough Council
EAC=Environmental Advisory Council
PC=Morisville Planning Commission
STC=Shade Tree Commission
ZBA=Zoning Board of Adjustment

Recommended Action
Entity 

Responsible
Record of Action

Time 
Frame     
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1. Ensure the uses and dimensional requirements in Morrisville’s downtown reflect its innate

walkability and compactness.
BC, PC, MEDC, 

BCRDA
x

2. Update and revise the use regulations to reflect the land use vision of the borough. BC, PC x
3. Place limits on the size of retail stores in order to limit the impacts of these uses. Place

design standards on large retail stores to limit the impacts of big box store design. Consider
providing standards for drive-thrus for both fast food restaurants and other uses that make
use of drive-thrus  to coordinate parking, vehicular circulation, and pedestrian access.  

BC, PC x

4. Investigate form-based zoning as a method of controlling design and physical form in
specified areas of the borough. 

BC, PC x

5. Establish a check cashing use that could be supplemented by limiting the hours of operation
and requiring additional design controls. Provide further standards for used car lots to
control impacts. 

BC, PC x

6. Consider creating new uses specifically for smoke shops and nail salons; place the uses in
specific districts and apply specific standards to minimize impacts on residential and adjacent
commercial districts.

BC, PC x

7. Update and revise industrial use regulations by applying specific standards for landscaping,
storage, buffer yards, and industrial operations to minimize impacts on adjacent
neighborhoods.

BC, PC x

8. Coordinate signage and establish a gateway along West Bridge Street. Maintain and improve
street infrastructure such as sidewalks and curbs and street lighting. 

BC, PC, MEDC, 
DRJTBC

x

9. Encourage infill development to occur in the area south of Bridge Street between
Pennsylvania Avenue and the Delaware Canal to serve as a logical extension of the
downtown. 

BC, PC, MEDC, 
BCRDA

x

KEY
BC=Morrisville Borough Council
BCRDA=Bucks County Redevelopment Authority
DJRTBC=Delaware River Joint Toll Bridge Commission
MEDC=Morrisville Economic Development Corporation
PC=Morrisville Planning Commission

Nonresidential Activity

Recommended Action
Entity 

Responsible
Record of Action

Time 
Frame     
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1. Establish riparian buffer zones along watercourses to be protected by ordinance in 100

percent open space.  
BC, PC, EAC x

2. Establish a Shade Tree Commission for the purpose of creating and maintaining optimum
tree cover and species diversity. 

BC x

3. Establish more stringent regulations relative to the protection of forests in environmentally
sensitive areas such as floodplains, steep slopes, wetlands, and wetlands margins. 

BC, PC, EAC x

4. Amend the subdivision and land development ordinance to require all new development to
incorporate the planting of street trees.

BC,PC x

5. Adopt the recommendations contained in the Morrisville Tree Management Plan relative to
updating the tree protection ordinance; training; increasing community involvement;
increased species diversity; implementing a formal planting program; and establishing a
pruning program to help address deferred maintenance issues with the existing tree
inventory.

BC, PC, EAC STC x

6. Identify and create green infrastructure to assist the borough in its efforts to conserve these
resources for the purpose of supporting native species, maintaining natural ecological
processes, sustaining air and water resources, and contributing to the health and quality of
life for the community.

x

7. Incorporate low-impact development techniques into the ordinances to strengthen and
complement existing preservation provisions.  

BC, PC, EAC x

8. Consider the establishment of a Resource Protection Overlay District, which could be divided
into two categories: primary features, composed of all natural features and resources on
which development is constrained by ordinance; and secondary features containing natural
features not protected by ordinance, such as scenic roads and vistas, which the borough
wants to preserve. 

BC, PC, EAC x

KEY
BC=Morrisville Borough Council
EAC=Environmental Advisory Council
PC=Morrisville Planning Commission
STC=Shade Tree Commission

Natural Resources

Recommended Action
Entity 

Responsible
Record of Action

Time 
Frame     
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1. Conduct a historic survey to identify historic resources to be protected. BC, PC x
2. Coordinate efforts with DCNR to provide interpretative resources for the Delaware Canal. BC, PC x
3. Designate one or more historic districts. A Historical and Architectural Review Board (HARB)

would be appointed to review development applications in the district(s). Alternatively, or in
addition, adopt historic preservation overlay zoning addressing provisions for designated
historic resources in the borough.

BC, PC x

4. Review the zoning ordinance to ensure that existing standards promote historic preservation.
Add or amend provisions for adaptive re-use and delay of demolition, if necessary.

BC, PC x

5. Adopt design guidelines for downtown and designated historic areas. BC, PC, HARB x
6. Promote the history of the borough through tourism and signage. BC, PC, MEDC x
7. Coordinate efforts to preserve Morrisville Cemetery. BC, Private/Public x
8. Support community events which strengthen cultural heritage. BC, Private/Public x

KEY
BC=Morrisville Borough Council
HARB=Historic Architectural Review Board
MEDC=Morrisville Economic Development Corporation
PC=Morrisville Planning Commission

Historical and Cultural Heritage

Recommended Action
Entity 

Responsible
Record of Action
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1. Capitalize on Mill Pond as a key site through acquisition and restoration. BC, EAC x
2. Update the 1999 Morrisville Borough Open Space Plan.  BC, PC, EAC x
3. Continue to pursue Open Space Plan priorities for protection through the county's program

and other funding sources.
BC x

4. Prepare a Park and Recreation Plan. BC, PC, RAB, EAC x
5. Protect the riverfront by acquiring conservation easements in natural resource areas. BC, PC, EAC x
6. Permanently protect the “A” Field at the former Capitol View Elementary School. BC x
7. Enhance Morrisville Lake by evaluating conditions and opportunities. BC, PC, EAC, RAB x
8. Provide public space at Mill Pond. BC x
9. Enhance the trail-towpath system, including supporting efforts to establish the Heritage Trail

through Morrisville.
BC, PC, EAC x

10. Work with DCNR to develop signage directing persons to and from the Delaware Canal.
Support efforts to unblock areas of the canal south of the borough. 

BC, PC, EAC x

11. Develop a continuous public riverwalk along the Delaware River, using a low-impact design,
that would link the borough with Falls Township.

BC, PC, EAC x

12. Provide additional open space and active recreation opportunities at river’s edge. BC, PC, EAC, RAB x

KEY
BC=Morrisville Borough Council
EAC=Environmental Advisory Council
PC=Morrisville Planning Commission
RAB=Recreation Advisory Board

Parks, Recreation, and Open Space
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1. Determine adequate police staffing to allow for sufficient training. MPD x
2. Assess space and security needs for the borough police department and evaluate need for

expansion or relocation and redesign.
BC, MPD x

3. Identify potential funding sources for a new fire station, which may include grants and
donations from public and private sources.

Fire Company x

4. The fire company and the ambulance squad should explore the possibility of joint
administrative operations.

Fire Company/   
Ambulance Squad

x

5. Evaluate the impact and prospective benefits of levying the local services tax to help finance
the fire company building.

BC, Fire Company x

6. Approach U.S. Steel and other business firms based in the Keystone Industrial Port Complex
for funding assistance for ambulance services.

BC, Ambulance 
Squad

x

7. Evaluate space needs for ambulance facilities. Consider incorporating space for the
ambulance squad into any major development or redevelopment project.

Ambulance 
Squad, BC, PC, 

MEDC

x

8. Evaluate the impact and prospective benefits of increasing the ambulance service tax and of
levying a local services tax to assist the ambulance squad.

BC, Ambulance 
Squad

x

9. Encourage the school district to prepare a new long-range plan or to update the existing
plan.

BC, MSD x

10. Maintain and enhance a cooperative relationship between the borough and school district. BC, MSD x
11. Increase the borough tax base by attracting additional non-residential development. BC, MEDC x
12. Encourage the library to meet needs for additional space by rearranging materials and

reconfiguring or adding usable interior space to the extent possible.
Library x

13. Support community fundraising for the library. BC, Library x
14. Explore the possibility of integrating the library into the county library system. BC, Library x
15. Monitor population trends and anticipate needs of aging baby boomers and seniors. BC, PC, Private 

and Public 
Agencies

x

16. Support provision of programs to enhance public health. BC, Private and 
Public Agencies

x

17. Examine current and future administration building space needs. BC x

Community Facilities

Recommended Action
Entity 

Responsible
Record of Action

Time 
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18. Ensure that borough website is updated with events, meeting dates and other current

information.
BC x

19. Evaluate park and recreation programming needs and develop programs to meet needs of
borough residents.

BC, RAB x

20. Evaluate greater use of technology for more efficient delivery of services. BC, Borough x
21. Determine appropriate levels of funding and staffing for the maintenance and repair of the

aging physical plant of the borough: roads, stormwater facilities, parks, etc.  
BC, PWD x

22. Work with telecommunication providers to provide coverage where desired in a manner that
presents the least disruption to the community and provides the greatest benefits to all
residents.

BC, Borough 
Administration

x

23. Develop and ultimately adopt a capital improvement program, which will aid implementation
of comprehensive plan update objectives.

BC, Borough 
Administration

x

KEY
BC=Morrisville Borough Council
MEDC=Morrisville Economic Development Corporation
MPD=Morrisville Police Department
PC=Morrisville Planning Commission
PWD=Morrisville Public Works Department
MSD=Morrisville School District
RAB=Recreation Advisory Board

Recommended Action
Entity 

Responsible
Record of Action

Time 
Frame     



C
APTU

R
IN

G TH
E F

U
TU

RE                    153 

S M L O
1. Work with SEPTA to ensure that the public transportation needs of its residents are being

met.
BC, PC x

2. Work with the Bucks County Planning Commission to develop a list of transportation
improvements needed within the borough. These improvements should be ranked and
submitted to the county for consideration for consideration for future regional Transportation
Improvement Programs (TIPS).

BC, PC, BCPC x

3. Utilize a context-sensitive solutions approach as roadways and bridges in the borough are
reconstructed.

BC, PC x

4. Develop specific policies regarding traffic calming, including the participation of residents
from any neighborhood that could be affected by traffic calming measures.

BC, PC x

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

BC, PC x

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

BC, PC x

7. Work with the Delaware River Joint Toll Bridge Commission to implement solutions to
congestion problems identified in the Southerly Crossings Corridor Study, 2002, and
coordinate with the commission during construction of improvements so that traffic delays
are minimized.

BC, PC x

8. Develop a Morrisville Borough Street Plan that would identify the arrangement of streets and
provide functional classifications consistent with those found in the borough subdivision and
land development ordinance.

BC, PC x

KEY
BC=Morrisville Borough Council
BCPC=Bucks County Planning Commission
PC=Morrisville Planning Commission

Transportation and Circulation
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1. Continue to monitor the progress of the State Water Plan and its implications regarding

critical water planning areas.
BC, PC, EAC, 

MMA
x

2. Continue to comply with State Water Plan registration requirements. BC, MMA x
3. Continue to maintain interconnection with the Lower Makefield water supply system. MMA x
4. Continue planning and working relationships with adjacent municipalities with regard to

water supply issues.
BC, PC, MMA x

5. Continue to maintain the highest quality water treatment and distribution facilities possible
while keeping user rates as reasonable as possible.

MMA x

6. Continue to comply with federal, state, and Bucks County Department of Health regulations
regarding wastewater collection, treatment, and disposal.

BC, MMA x

7. Continue planning with adjacent municipalities of Lower Makefield, Yardley, and Falls to
address future wastewater facility needs of the area.

BC, PC, MBA x

8. Continue to maintain the highest quality wastewater collection, treatment, and disposal
facilities possible while protecting the public health and environment and keeping user rates
as reasonable as possible.

MBA x

9. Prepare a joint Act 537 Plan in conjunction with Lower Makefield, Yardley, and Falls, to be
consistent with each municipality’s comprehensive plan and zoning ordinance.

BC, PC, MBA, 
Borough 

Ad i i t ti

x

10. Continue to enforce the recommendations of the Delaware River South Stormwater
Management Plan .

BC, PC, ZHB x

11. Continue to ensure compliance with the NPDES program and file program reports. BC, PC, EAC x
12. Review ordinances to ensure the borough is implementing state-of-the-art stormwater BMPs. BC, PC, EAC x
13. Identify flood-prone areas at the municipal level and determine if remediation measures are

feasible.
BC, PC, EAC x

14. Establish a program to obtain information from businesses operating in the borough to
assure they have a recycling program in place.

BC, PWD, Private 
Haulers

x

15. Establish a yard waste and leaf pickup and compost operation and program for the benefit of
borough residents.

BC, PWD, Private 
Haulers

x

16. Provide a program to offer assistance to businesses and institutions in the borough to review
their waste management programs and to assist them in their efforts to divert greater
amounts of material from the waste stream.

BC, PWD, Private 
Haulers

x

Water Resources and Solid Waste

Recommended Action
Entity 

Responsible
Record of Action
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17. Establish an enforcement program that might entail an annual review/inspection of each

business within the community.
BC, Borough 

Administration
x

  
KEY

BC=Morrisville Borough Council
EAC=Environmental Advisory Council
MBA=Morrisville Borough Authority
MMA=Morrisville Municipal Authority
PC=Morrisville Planning Commission
PWD=Morrisville Public Works Department
ZHB = Zoning Hearing Board
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Responsible
Record of Action

Time 
Frame     



156                    C
APTU

R
IN

G TH
E F

U
TU

RE  

S M L O
1. Coordinate with the City of Trenton to ensure that its waterfront users remain in compliance

with local noise ordinances and continue to look for traffic management solutions that would
reduce traffic volumes.

BC x

2. Further investigate the details of the Delaware Valley Regional Planning Commission's land
use plan during its next update to ensure proposed greenway linkages are consistent with
borough plans.

BC, PC, x

KEY
BC=Morrisville Borough Council
PC=Morrisville Planning Commission

Plan Compatibility
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1. Update the zoning ordinance to incorporate provisions for additional housing types that may

be suitable for new infill construction, such as townhouses, mixed-use, transit-oriented
development, and age-restricted or age-targeted housing.

BC, PC x

2. Should establishment of a new SEPTA station make possible a transit-oriented development,
amend the I-2 zoning district requirements to allow for mixed-use development
incorporating housing. 

BC, PC x

3. Enact and enforce zoning, health, safety and property maintenance code standards for rental
and owner-occupied housing to maintain property values, sound buildings, and attractive
neighborhoods.

BC, Zoning Office x

4. Adhere to zoning standards to preserve the appearance and fabric of neighborhoods by
preventing “tear downs” and reconstruction of housing at an inappropriately large scale.

BC, PC, ZBA x

5. Review housing, health, and safety code provisions to insure that they address issues such
as yard maintenance, rehabilitation of substandard properties, security of vacant structures,
and prevention of health and safety hazards like broken windows, vermin, and littered
grounds. 

BC, PC, Zoning 
Office

x

6. Inspect rental properties for code compliance at the time of sale and grant certificate of
occupancy when violations are addressed. Supplement with a program of regular annual
inspection. 

BC, Zoning Office x

7. Explore potential sources of funding for housing rehabilitation or improvements to streets,
sewer lines, sidewalks and other neighborhood infrastructure. 

BC, Private and 
Public Agencies

x

8. Develop community greening and gardening programs. Maintain pocket parks and plant
street and shade trees where possible. 

BC, EAC, STC x

9. Explore the possibility of creating a program to redirect duplexes or other rental conversions
back to owner-occupancy.   

BC, PC x

10. Consider rezoning vacated institutional properties to R-1 for single-family housing. BC, PC x x

Housing and Residential Development

Entity 
Responsible

Record of ActionRecommended Action
Time 

Frame     
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11. Coordinate efforts to publicize the borough’s historic nature, affordability, charm, walkable

scale, and highway access as marketing incentives for owner-occupied housing. Coordinate
efforts with community-based first-time homebuyers programs operated by the Bucks
County Housing Group, the Consumer Credit Center, financial institutions, or others.

BC, private and 
public agencies

x

KEY
BC=Morrisville Borough Council
EAC=Environmental Advisory Council
PC=Morisville Planning Commission
STC=Shade Tree Commission
ZBA=Zoning Board of Adjustment
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1. Ensure the uses and dimensional requirements in Morrisville’s downtown reflect its innate

walkability and compactness.
BC, PC, MEDC, 

BCRDA
x

2. Update and revise the use regulations to reflect the land use vision of the borough. BC, PC x
3. Place limits on the size of retail stores in order to limit the impacts of these uses. Place

design standards on large retail stores to limit the impacts of big box store design. Consider
providing standards for drive-thrus for both fast food restaurants and other uses that make
use of drive-thrus  to coordinate parking, vehicular circulation, and pedestrian access.  

BC, PC x

4. Investigate form-based zoning as a method of controlling design and physical form in
specified areas of the borough. 

BC, PC x

5. Establish a check cashing use that could be supplemented by limiting the hours of operation
and requiring additional design controls. Provide further standards for used car lots to
control impacts. 

BC, PC x

6. Consider creating new uses specifically for smoke shops and nail salons; place the uses in
specific districts and apply specific standards to minimize impacts on residential and adjacent
commercial districts.

BC, PC x

7. Update and revise industrial use regulations by applying specific standards for landscaping,
storage, buffer yards, and industrial operations to minimize impacts on adjacent
neighborhoods.

BC, PC x

8. Coordinate signage and establish a gateway along West Bridge Street. Maintain and improve
street infrastructure such as sidewalks and curbs and street lighting. 

BC, PC, MEDC, 
DRJTBC

x

9. Encourage infill development to occur in the area south of Bridge Street between
Pennsylvania Avenue and the Delaware Canal to serve as a logical extension of the
downtown. 

BC, PC, MEDC, 
BCRDA

x

KEY
BC=Morrisville Borough Council
BCRDA=Bucks County Redevelopment Authority
DJRTBC=Delaware River Joint Toll Bridge Commission
MEDC=Morrisville Economic Development Corporation
PC=Morrisville Planning Commission

Nonresidential Activity
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Record of Action
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1. Establish riparian buffer zones along watercourses to be protected by ordinance in 100

percent open space.  
BC, PC, EAC x

2. Establish a Shade Tree Commission for the purpose of creating and maintaining optimum
tree cover and species diversity. 

BC x

3. Establish more stringent regulations relative to the protection of forests in environmentally
sensitive areas such as floodplains, steep slopes, wetlands, and wetlands margins. 

BC, PC, EAC x

4. Amend the subdivision and land development ordinance to require all new development to
incorporate the planting of street trees.

BC,PC x

5. Adopt the recommendations contained in the Morrisville Tree Management Plan relative to
updating the tree protection ordinance; training; increasing community involvement;
increased species diversity; implementing a formal planting program; and establishing a
pruning program to help address deferred maintenance issues with the existing tree
inventory.

BC, PC, EAC STC x

6. Identify and create green infrastructure to assist the borough in its efforts to conserve these
resources for the purpose of supporting native species, maintaining natural ecological
processes, sustaining air and water resources, and contributing to the health and quality of
life for the community.

x

7. Incorporate low-impact development techniques into the ordinances to strengthen and
complement existing preservation provisions.  

BC, PC, EAC x

8. Consider the establishment of a Resource Protection Overlay District, which could be divided
into two categories: primary features, composed of all natural features and resources on
which development is constrained by ordinance; and secondary features containing natural
features not protected by ordinance, such as scenic roads and vistas, which the borough
wants to preserve. 

BC, PC, EAC x

KEY
BC=Morrisville Borough Council
EAC=Environmental Advisory Council
PC=Morrisville Planning Commission
STC=Shade Tree Commission

Natural Resources
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1. Conduct a historic survey to identify historic resources to be protected. BC, PC x
2. Coordinate efforts with DCNR to provide interpretative resources for the Delaware Canal. BC, PC x
3. Designate one or more historic districts. A Historical and Architectural Review Board (HARB)

would be appointed to review development applications in the district(s). Alternatively, or in
addition, adopt historic preservation overlay zoning addressing provisions for designated
historic resources in the borough.

BC, PC x

4. Review the zoning ordinance to ensure that existing standards promote historic preservation.
Add or amend provisions for adaptive re-use and delay of demolition, if necessary.

BC, PC x

5. Adopt design guidelines for downtown and designated historic areas. BC, PC, HARB x
6. Promote the history of the borough through tourism and signage. BC, PC, MEDC x
7. Coordinate efforts to preserve Morrisville Cemetery. BC, Private/Public x
8. Support community events which strengthen cultural heritage. BC, Private/Public x

KEY
BC=Morrisville Borough Council
HARB=Historic Architectural Review Board
MEDC=Morrisville Economic Development Corporation
PC=Morrisville Planning Commission

Historical and Cultural Heritage
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1. Capitalize on Mill Pond as a key site through acquisition and restoration. BC, EAC x
2. Update the 1999 Morrisville Borough Open Space Plan.  BC, PC, EAC x
3. Continue to pursue Open Space Plan priorities for protection through the county's program

and other funding sources.
BC x

4. Prepare a Park and Recreation Plan. BC, PC, RAB, EAC x
5. Protect the riverfront by acquiring conservation easements in natural resource areas. BC, PC, EAC x
6. Permanently protect the “A” Field at the former Capitol View Elementary School. BC x
7. Enhance Morrisville Lake by evaluating conditions and opportunities. BC, PC, EAC, RAB x
8. Provide public space at Mill Pond. BC x
9. Enhance the trail-towpath system, including supporting efforts to establish the Heritage Trail

through Morrisville.
BC, PC, EAC x

10. Work with DCNR to develop signage directing persons to and from the Delaware Canal.
Support efforts to unblock areas of the canal south of the borough. 

BC, PC, EAC x

11. Develop a continuous public riverwalk along the Delaware River, using a low-impact design,
that would link the borough with Falls Township.

BC, PC, EAC x

12. Provide additional open space and active recreation opportunities at river’s edge. BC, PC, EAC, RAB x

KEY
BC=Morrisville Borough Council
EAC=Environmental Advisory Council
PC=Morrisville Planning Commission
RAB=Recreation Advisory Board

Parks, Recreation, and Open Space
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1. Determine adequate police staffing to allow for sufficient training. MPD x
2. Assess space and security needs for the borough police department and evaluate need for

expansion or relocation and redesign.
BC, MPD x

3. Identify potential funding sources for a new fire station, which may include grants and
donations from public and private sources.

Fire Company x

4. The fire company and the ambulance squad should explore the possibility of joint
administrative operations.

Fire Company/   
Ambulance Squad

x

5. Evaluate the impact and prospective benefits of levying the local services tax to help finance
the fire company building.

BC, Fire Company x

6. Approach U.S. Steel and other business firms based in the Keystone Industrial Port Complex
for funding assistance for ambulance services.

BC, Ambulance 
Squad

x

7. Evaluate space needs for ambulance facilities. Consider incorporating space for the
ambulance squad into any major development or redevelopment project.

Ambulance 
Squad, BC, PC, 

MEDC

x

8. Evaluate the impact and prospective benefits of increasing the ambulance service tax and of
levying a local services tax to assist the ambulance squad.

BC, Ambulance 
Squad

x

9. Encourage the school district to prepare a new long-range plan or to update the existing
plan.

BC, MSD x

10. Maintain and enhance a cooperative relationship between the borough and school district. BC, MSD x
11. Increase the borough tax base by attracting additional non-residential development. BC, MEDC x
12. Encourage the library to meet needs for additional space by rearranging materials and

reconfiguring or adding usable interior space to the extent possible.
Library x

13. Support community fundraising for the library. BC, Library x
14. Explore the possibility of integrating the library into the county library system. BC, Library x
15. Monitor population trends and anticipate needs of aging baby boomers and seniors. BC, PC, Private 

and Public 
Agencies

x

16. Support provision of programs to enhance public health. BC, Private and 
Public Agencies

x

17. Examine current and future administration building space needs. BC x

Community Facilities

Recommended Action
Entity 

Responsible
Record of Action

Time 
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18. Ensure that borough website is updated with events, meeting dates and other current

information.
BC x

19. Evaluate park and recreation programming needs and develop programs to meet needs of
borough residents.

BC, RAB x

20. Evaluate greater use of technology for more efficient delivery of services. BC, Borough x
21. Determine appropriate levels of funding and staffing for the maintenance and repair of the

aging physical plant of the borough: roads, stormwater facilities, parks, etc.  
BC, PWD x

22. Work with telecommunication providers to provide coverage where desired in a manner that
presents the least disruption to the community and provides the greatest benefits to all
residents.

BC, Borough 
Administration

x

23. Develop and ultimately adopt a capital improvement program, which will aid implementation
of comprehensive plan update objectives.

BC, Borough 
Administration

x

KEY
BC=Morrisville Borough Council
MEDC=Morrisville Economic Development Corporation
MPD=Morrisville Police Department
PC=Morrisville Planning Commission
PWD=Morrisville Public Works Department
MSD=Morrisville School District
RAB=Recreation Advisory Board
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1. Work with SEPTA to ensure that the public transportation needs of its residents are being

met.
BC, PC x

2. Work with the Bucks County Planning Commission to develop a list of transportation
improvements needed within the borough. These improvements should be ranked and
submitted to the county for consideration for consideration for future regional Transportation
Improvement Programs (TIPS).

BC, PC, BCPC x

3. Utilize a context-sensitive solutions approach as roadways and bridges in the borough are
reconstructed.

BC, PC x

4. Develop specific policies regarding traffic calming, including the participation of residents
from any neighborhood that could be affected by traffic calming measures.

BC, PC x

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

BC, PC x

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

BC, PC x

7. Work with the Delaware River Joint Toll Bridge Commission to implement solutions to
congestion problems identified in the Southerly Crossings Corridor Study, 2002, and
coordinate with the commission during construction of improvements so that traffic delays
are minimized.

BC, PC x

8. Develop a Morrisville Borough Street Plan that would identify the arrangement of streets and
provide functional classifications consistent with those found in the borough subdivision and
land development ordinance.

BC, PC x

KEY
BC=Morrisville Borough Council
BCPC=Bucks County Planning Commission
PC=Morrisville Planning Commission

Transportation and Circulation
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1. Continue to monitor the progress of the State Water Plan and its implications regarding

critical water planning areas.
BC, PC, EAC, 

MMA
x

2. Continue to comply with State Water Plan registration requirements. BC, MMA x
3. Continue to maintain interconnection with the Lower Makefield water supply system. MMA x
4. Continue planning and working relationships with adjacent municipalities with regard to

water supply issues.
BC, PC, MMA x

5. Continue to maintain the highest quality water treatment and distribution facilities possible
while keeping user rates as reasonable as possible.

MMA x

6. Continue to comply with federal, state, and Bucks County Department of Health regulations
regarding wastewater collection, treatment, and disposal.

BC, MMA x

7. Continue planning with adjacent municipalities of Lower Makefield, Yardley, and Falls to
address future wastewater facility needs of the area.

BC, PC, MBA x

8. Continue to maintain the highest quality wastewater collection, treatment, and disposal
facilities possible while protecting the public health and environment and keeping user rates
as reasonable as possible.

MBA x

9. Prepare a joint Act 537 Plan in conjunction with Lower Makefield, Yardley, and Falls, to be
consistent with each municipality’s comprehensive plan and zoning ordinance.

BC, PC, MBA, 
Borough 

Ad i i t ti

x

10. Continue to enforce the recommendations of the Delaware River South Stormwater
Management Plan .

BC, PC, ZHB x

11. Continue to ensure compliance with the NPDES program and file program reports. BC, PC, EAC x
12. Review ordinances to ensure the borough is implementing state-of-the-art stormwater BMPs. BC, PC, EAC x
13. Identify flood-prone areas at the municipal level and determine if remediation measures are

feasible.
BC, PC, EAC x

14. Establish a program to obtain information from businesses operating in the borough to
assure they have a recycling program in place.

BC, PWD, Private 
Haulers

x

15. Establish a yard waste and leaf pickup and compost operation and program for the benefit of
borough residents.

BC, PWD, Private 
Haulers

x

16. Provide a program to offer assistance to businesses and institutions in the borough to review
their waste management programs and to assist them in their efforts to divert greater
amounts of material from the waste stream.

BC, PWD, Private 
Haulers

x

Water Resources and Solid Waste
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17. Establish an enforcement program that might entail an annual review/inspection of each

business within the community.
BC, Borough 

Administration
x

  
KEY

BC=Morrisville Borough Council
EAC=Environmental Advisory Council
MBA=Morrisville Borough Authority
MMA=Morrisville Municipal Authority
PC=Morrisville Planning Commission
PWD=Morrisville Public Works Department
ZHB = Zoning Hearing Board
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1. Coordinate with the City of Trenton to ensure that its waterfront users remain in compliance

with local noise ordinances and continue to look for traffic management solutions that would
reduce traffic volumes.

BC x

2. Further investigate the details of the Delaware Valley Regional Planning Commission's land
use plan during its next update to ensure proposed greenway linkages are consistent with
borough plans.

BC, PC, x

KEY
BC=Morrisville Borough Council
PC=Morrisville Planning Commission

Plan Compatibility
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FUNDING AND TECHNICAL ASSISTANCE SUMMARY APPENDIX A
 

Name of 
Program General Description of Program Administering 

Agency 

Accessible 
Housing 

Program, PA 

Provides grants to local entities to carry out home modification 
programs for lower-income people with disabilities. PA DCED 

Alternative 
Fuels Incentive 
Grants (AFIG) 

Encouraging the transfer and commercialization of innovative energy 
technologies and the use of indigenous fuels. 

 
PA DEP 

 

Assessment 
and Watershed 

Protection 
Program 
Grants 

(AWPPGs) 

Supports a watershed approach to better address water quality 
problems in the US and building the capacity of all levels of 
government to develop and implement effective, comprehensive 
programs for watershed protection, restoration, and management to 
protect human health, support economic and recreational activities, 
and provide healthy habitat for fish, plants, and wildlife. 

EPA 
Watershed 
Program  

Non-point Source 
Program  

 

Business in our 
Sites Program Provides grants and loans for business site preparation. PADCED 

Coastal Zone 
Management 

(CZM) Program 
 

CZM provides technical and financial assistance to local governments 
and state agencies to control development in coastal hazard areas, 
improve public access, protect natural resources, expand strategies to 
improve local economies, promote proper planning, conserve coastal 
and wetland resources, and control coastal non-point source pollution. 

DEP Office for 
River Basin 

Cooperation Trust 
 

Communities of 
Opportunity 

Provides grants to municipalities, redevelopment authorities and 
housing authorities for community revitalization, economic 
development, and lower-income housing development and 
rehabilitation. 

PA DCED 

Community 
Conservation 
Partnership 

Grant Program 

Funds a wide variety of recreation, greenway, rivers conservation and 
open space preservation activities with 50% matching grants. Four 
main categories of grants are: 
 
          a. Planning and Technical Assistance 
          b. Acquisition Projects 
          c. Development Projects 
          d. Federally Funded Projects 
 
This is a restructuring and combination of separate grant programs 
including the former Keystone, Rails-to-Trails, River Conservation and 
other programs. 

PA DCNR 

Community 
Development 

Bank, PA. 

Provides capital and capacity building grants to "Community 
Development Financial Institutions" (CDFIs). The CDFIs are then 
allowed to assist with small scale business expansions, new business 
starts, non-profit facilities and very small businesses. 

PA DCED 
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Name of 
Program General Description of Program Administering 

Agency 

Community 
Development 
Block Grant 

(CDBG) 

Offers grants for a wide variety of activities, provided the applicant 
proves by survey or census that the project will benefit 51% low and 
moderate income persons or handicapped persons or eliminate 
"blighted" conditions in officially designated areas. For example, funds 
can be used for water and sewage improvements, storm drainage, 
handicapped accessibility, housing rehabilitation, parks and recreation, 
street and sidewalk improvements, code enforcement, community 
planning, and historic rehabilitation. 

Bucks County 
Office of 

Community and 
Economic 

Development 

 

Community 
Revitalization 

Program 

Very broad grant program. Officially intended to promote community 
stability, increase tax bases and improve quality of life. Applications 
may be made by municipalities, authorities, economic development 
organizations and non-profit corporations. Public/non-profit/profit 
partnerships are encouraged. Generally can be used for infrastructure, 
community revitalization, building rehabilitation, demolition of blighted 
structures, public safety, and crime prevention. 

PA DCED & 
Governor's Office 

Compact 
Authorization 
Investment 

Program 

Provides grants for local transportation projects in communities that 
host a Delaware River Joint Toll Bridge Commission bridge. Eligible 
projects include those that will improve safety and traffic flow. 

Delaware River 
Joint Toll Bridge 

Commission 

Congestion 
Mitigation and 

Air Quality 
Improvement 

Program 
(CMAQ) 

This program funds transportation projects that reduce congestion and 
improve air quality. Eligible projects include transit improvements, 
shared-ride services, traffic flow improvements, demand management 
strategies, pedestrian and bicycle facilities and programs, inspection 
and maintenance programs, and alternative fuel projects. 

Federal Highway 
Administration 
(Philadelphia 

Office) 

Conservation 
Corps, PA. 

Provides funding for work crews for community projects, such as trail 
improvements. PA DCNR 

Core 
Communities 

Housing 
Program 

Core Communities Housing Program – Provides grants for affordable 
housing activities, including construction and rehabilitation, on 
previously developed sites. 

PA DCED 

Customized Job 
Training 

Provides grants to businesses (other than retail) to train new 
employees, and retrain and upgrade existing employees. Up to 100% 
of eligible costs may be paid for new job creations, and up to 70% for 
other eligible training. 

PA DCED 
Businesses apply 
through a State-

licensed 
Education Agency 

DEP & 
Environmental 

Systems 
Research 

Institute Inc. 

GIS Software Grants PA DEP 
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Name of 
Program General Description of Program Administering 

Agency 

Downtown 
Pennsylvania 

Program 

Offers full-time management to organize and implement a Business 
District Authority, that provides financing for additional services in a 
commercial area. 
 
The Commercial Revitalization program funds physical improvement 
projects that are consistent with an action plan. Projects may include 
site improvements, façade renovations and adaptive reuse of 
downtown buildings. 

PA DCED 

Early 
Intervention 

Program 

Provides matching grants to assist municipalities experiencing fiscal 
difficulties to develop comprehensive multi-year financial plans. PA DCED 

Economic 
Development 

Administration 
Economic 

Adjustment 
Grants 

Provides grants to design and implement strategies to adjust to serious 
job losses to a local economy, such as natural disasters and defense 
spending reductions. 

U.S. EDA 
Philadelphia 

Office 

Economic 
Development 

Administration 
Loan 

Guarantees 

Guarantees business loans made through private lenders. Available for 
up to 80% of project cost. Primarily intended for manufacturers, but 
commercial businesses may qualify. A equity contribution is required by 
business. Must show job creation. 

U.S. EDA 
Philadelphia 

Office 

Economic 
Development 

Administration 
Public Works 

Grants 

Offers grants to distressed municipalities to assist in attracting new 
industries and encourage business expansion. Projects typically involve 
water and sewage improvements primarily serving industries, industrial 
access roads, and business incubators. A 50% local match is typically 
required. 

U.S. EDA 
Philadelphia 

Office 

Elm Street Provides grants for planning, technical assistance and improvements to 
residential and mixed use areas near central business districts. PA DCED 

Emergency 
Responders 

Resources and 
Training 
Program 

Provides funds for emergency responder improvement projects. PA DCED 

Emergency 
Services Loan 

Program 

Provides low-interest loans to fire and ambulance companies to acquire 
vehicles, or to renovate or acquire buildings to house vehicles. 

PA Emergency 
Management 

Agency 

Energy Harvest 
Grant Energy projects that address air quality and watershed protection.  PA DEP  

 

 
 



 A- 4                    APPENDIX A – FUNDING AND TECHNICAL ASSISTANCE SUMMARY

Name of 
Program General Description of Program Administering 

Agency 

Enterprise Zone 
Program, PA 

Encourages investment in "enterprise zones" that are distressed areas 
designated by the State. The main benefits include: low-interest loan 
pools (mainly for building acquisition, construction, renovation and 
machinery), local technical assistance in connecting with financing and 
technical resources, and preferences in certain State grant and loan 
programs. A priority is placed upon assistance to industrial businesses. 
Grants are also available for the initial planning of proposed enterprise 
zones, and for program administration. See also "E.Z. Tax Credits" 
below. (This program is completely separate from the Federal 
Empowerment Zone/Enterprise Community program.) 

PA DCED 

Enterprise Zone 
Tax Credits 

Provides State tax credits to businesses located within State-designated 
Enterprise Zones for new building construction and rehabilitation of 
existing buildings. 

PA DCED 

Environmental 
Protection 

Agency 
Brownfields 

Program 

Grants for a very limited number of pilot demonstration projects for 
cleanup of contaminated underused industrial sites. 

U.S. EPA 
Philadelphia 

Office 

EPA Section 
319  

Non-point 
Source 

Pollution 
Prevention 
Program 

Provides money for projects that help control non-point source 
pollution and protect water quality.  

Pennsylvania 
Association of 
Conservation 
Districts, Inc. 

(PACD)  
 

Flood Control - 
Army Corps 
and NRCS 
Watershed 
Programs 

Various types of projects to manage flooding. Typically, the Army Corps 
is involved in larger watersheds, while NRCS has primary responsibility 
for smaller watersheds. 

U.S. Army Corps 
of Engineers, U.S. 

Natural 
Resources 

Conservation 
Service 

Flood Hazard 
Mitigation 

Grant Program 

Provides 75% funding to relieve imminent hazards from flooding, such 
as voluntary buy-outs and demolitions of highly flood-prone properties. 

Federal 
Emergency 

Management 
Agency 

Flood 
Protection 

Program, PA 

Offers design and construction of flood protection projects. The project 
must be deemed economically justifiable under the state capital budget 
process. 

PA DEP Bureau of 
Waterways 
Engineering 

Growing 
Greener 
Program 

Aids in the preservation of farmland and open space, clean up of 
abandoned mines, restoration of watersheds, and providing new and 
upgraded water and sewer systems.  

PA DEP 
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Name of 
Program General Description of Program Administering 

Agency 

Growing 
Greener II 

Main Street and downtown redevelopment grants to municipalities and 
nonprofits, focusing on improving downtown sites and buildings. 
Eligible projects may include approaches that assist in business 
development or public improvements. 

PA DCED 

Heritage Parks 
Program 

Provides grants up to 75% of costs for projects within State-designated 
"Heritage Parks" to preserve and interpret the significant contribution 
that certain areas made upon the industrial heritage of the state and 
nation. Funds may be used for four types of projects: Feasibility 
studies, a Management Action Plan, Special purpose studies, and 
Implementation projects. Projects are intended to conserve natural, 
historic and recreational resources relating to industrial heritage to 
stimulate regional tourism. 

PA DCNR 

 

Historic 
Preservation - 
Certified Local 
Government 

Grants 

Provides modest-sized matching grants to provide technical assistance 
to municipalities that have official historic districts and meet other 
criteria to be "certified." 

Federal, 
administered by 
PA Historical and 

Museum 
Commission 

Historic 
Preservation 
Survey and 

Planning 
Grants 

Matching grants for historic surveys, historic preservation planning and 
National Register nominations. Available to municipalities and non-
profit organizations. Cannot be used for construction. 

Federal, 
administered by 
PA Historical and 

Museum 
Commission 

Historic 
Preservation 
Tax Credits 

Offers Federal income tax credits for a percentage of the qualified 
capital costs to rehabilitate a certified historic buildings, provided the 
exterior is restored. The program is generally limited to income-
producing properties. 

National Park 
Service 

Home 
Ownership 

Choice 
Program 

Provides financing assistance for new, single-family homes in 
designated blighted areas. PA HFA 

Housing and 
Redevelopment 

Assistance 

Provides state-funded grants for community revitalization and economic 
development activities at the local level. Assists the community in 
becoming competitive for business retention, expansion, and attraction. 

PA DCED 

Industrial Sites 
Reuse Program 

Provides grants and low-interest loans for environmental site 
assessment and remediation at former industrial sites. PA DCED 

Infrastructure 
Development 
Program, PA. 

Provides grants and low interest loans for public and private 
infrastructure improvements needed for a business to locate or expand 
at a specific site. Financing is also available for infrastructure to 
redevelop industrial sites that have been idle more than 6 months, such 
as acquisition and demolition. Primarily available for industries, 
research facilities, company headquarters and business park 
developments. 

PA DCED 
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Name of 
Program General Description of Program Administering 

Agency 

Intermunicipal 
Projects Grants 

Promotes cooperation between neighboring municipalities so as to 
foster increased efficiency and effectiveness in the delivery of municipal 
services at the local level. 

PA DCED 

Job Creation 
Tax Credits, PA 

Provides State tax credits to businesses that commit to create new jobs 
in PA within the next 3 years. Must create 25 new jobs or 20% of the 
existing work force. The jobs must pay over a certain minimum income. 
The business must explain how it exhibits leadership in technological 
applications. 

PA DCED 

Keystone 
Historic 

Preservation 
Funds 

Provides 50% matching grants to fund analysis, acquisition or 
rehabilitation of historic sites. The site must be on the National Register 
of Historic Places, or officially determined to be eligible for listing. The 
site must be accessible to the public after funding. The grants can be 
made to public agencies or non-profit organizations. 

PA Historical and 
Museum 

Commission 

Keystone 
Opportunity 

Zones 

Provides state and local tax abatement to businesses located in a 
designated zone. PA DCED 

Keystone Rec., 
Park & Cons. 

Fund – Library 
Program 

Provides grants to improve the physical facilities of public libraries. PA DCED 

Keystone Rec., 
Park & Cons. 

Program - Land 
Trust Grants 

Grants to well-established non-profit land trusts and conservancies to 
plan for and acquire critical natural areas. Land that is acquired must 
be open to the public. 

PA DCNR 

Land Use 
Planning and 

Technical 
Assistance 
Program 
(LUPTAP) 

Assists local governments and counties to prepare comprehensive 
plans, downtown plans, special community development studies and 
development regulations.  

PA DCED 

Local 
Government 

Capital Project 
Loan Program 

Provides low-interest loans to local government for equipment and 
facilities needs. PA DCED 

Low Income 
Housing Tax 

Credit, Federal 

Offers Federal income tax credits to non-profit and for-profit developers 
of housing for low-income persons. Non-profits can then sell their 
credits to investors. 

PA Housing 
Finance Agency 

Machinery and 
Equipment 
Loan Fund 

Provides low-interest loans to acquire or upgrade machinery and 
equipment and related engineering and installation for industrial, 
agricultural, processing and mining businesses. The business must 
agree to create or preserve jobs as a condition of the financing. 

PA DCED 
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Name of 
Program General Description of Program Administering 

Agency 

Main Street 
Program Provides grants to municipalities to coordinate downtown revitalization. PA DCED 

Minority 
Business 

Development 
Authority, PA 

Provides low-interest loans for businesses owned and operated by 
minorities. Can generally be used for industrial, international trade, 
franchise, retail and commercial uses. Can be used for site acquisition, 
building construction and renovation, machinery and working capital. 

PA Minority 
Business 

Development 
Authority & PA 

DCED 

Municipal Open 
Space Program 

Provides assistance with local land preservation efforts and open space 
planning. Aids in the acquisition of land for agricultural preservation, 
natural resource protection, and/or recreation.  

BCPC 

Municipalities 
Financial 

Recovery Act, 
PA 

Provides technical advice and grants for special purposes (such as 
studies to improve service efficiency) within municipalities that have 
been officially designated as financially distressed. After application and 
designation, the municipality must follow a Financial Recovery Plan. 

PA DCED 

 

National Tree 
Trust 

Supports the work of local nonprofit urban forestry organizations 
around the country.  

online 
information 

available soon 

Neighborhood 
Assistance Tax 
Credit Program 

Authorizes state corporate income tax credits to private companies for 
investment in distressed areas, support of neighborhood revitalization 
planning, and development activities in designated Enterprise Zones. 

PA DCED 

On-Lot Septic 
System 

Program 

Offers low-interest loans to limited income households to repair failing 
on-lot septic systems. 

PennVest and PA 
Housing Finance 

Agency 

Opportunity 
Grant Program 

(replaced 
Sunny Day 

Fund) 

Offers grants to create or preserve very substantial numbers of jobs. 
May be used for job training, infrastructure, land and building 
improvements, machinery and equipment, working capital, or 
environmental assessment and cleanup. 

Can only be 
applied for 
through the 

Governors Action 
Team 

PA Industrial 
Development 

Authority 
Financing 

(PIDA) 

Provides low interest loans for construction, renovation and site 
preparation of buildings for new employers. Primarily funds industrial 
projects. 

PIDA and PA 
DCED 

PEDFA 
Financing 

Provides low-interest rate financing of business growth. Projects that 
can be funded with bonds that are exempt from Federal income tax 
have a lower interest rate than other types of projects. The lower rate 
financing is limited to activities such as site acquisition, building 
construction and rehabilitation and new equipment - for manufacturing 
and certain transportation and utility uses. The higher rate is available 
to a broader range of businesses and a much wider variety of 
expenditures. 

PA Economic 
Financing 
Authority-- 

Applications are 
made through a 
local Industrial 
Development 

Corp. or Authority 
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Name of 
Program General Description of Program Administering 

Agency 

PennCAP Provides a guarantee of loans to businesses made by participating 
banks. 

DCED 
Apply through a 

participating bank 

PENNVEST 

Offers low interest loans for construction and improvement of drinking 
water and wastewater systems. Outright grants may be available for 
highly distressed communities. Mainly intended for public systems, but 
some private systems may be approved. Water projects are funded 
through the Drinking Water Revolving Loan Fund. Sewage projects are 
funded through the Clean Water Revolving Fund. In addition, PennVest 
is authorized to provide loans for projects to control existing 
stormwater problems, such as separating stormwater from sanitary 
sewage. The "Advance Funding Program" provides low-interest loans 
for feasibility studies and engineering of systems if the utility cannot 
fund such work itself. 

PA Infrastructure 
Investment 

Authority and PA 
DEP Bureau of 
Water Supply 
Management-- 

Involves both 
U.S. EPA and 
State funds 

Recreational 
Trails Program 

 

Projects such as maintenance and restoration of existing trails, 
development and rehabilitation of trailside and trailhead facilities and 
trail linkages, purchase and lease of recreational trail construction and 
maintenance equipment, construction of new recreational trails, and 
acquisition of easements or property for recreational trails or 
recreational trail corridors.  

DCNR 
 

Recycling 
Grants 

Grants for up to 90% of municipal costs to develop and implement 
recycling programs, such as the purchase of recycling bins and 
composting equipment. Grants are also available to counties for a 
recycling coordinator, waste management plans and pollution 
prevention education. 

PA DEP Bureau of 
Land Recycling 

and Waste 
Management 

(under Act 101 of 
1988) 

Recycling 
Market 

Development 
Loan Fund 

Provides low-interest loans to businesses to purchase recycling source-
separating equipment. 

PA DEP Bureau of 
Land Recycling 

and Waste 
Management 

SBA Financing 

Offers low-interest financing for smaller businesses, including: 
     - micro-loans and micro-enterprise grants 
     - Section 7(a) Guaranteed Business Loans 
     - Section 504 Loans to allow certified development organizations to   
make long-term loans for real estate and other fixed assets 

U.S. Small 
Business 

Administration 

Sewage Facility 
Planning 
Grants 

Grants to pay up to 50% of the costs to prepare new sewage facilities 
plan or update an existing plan, under State Act 537 of 1966. PA DEP 

Shared 
Municipal 
Services 

Provides modest-sized 50/50 matching grants to promote cooperation 
among municipalities, in order to increase the efficiency of public 
services. Two or more municipalities may apply, or a council of 
governments. 

PA DCED 
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Name of 
Program General Description of Program Administering 

Agency 

Small Business 
First 

Provides low-interest loans for projects by businesses that generally 
have less than 100 employees. Generally, funding can be used for site 
acquisition, building construction, machinery, working capital, 
environmental compliance, defense-cutback impacts, recycling, 
technology, export and computer activities. This is also one of the few 
funding sources that can be used for restaurants, hotels and motels. 
The recipient must agree to create or preserve jobs. 

PA DCED 

An application 
can be made 

through an "Area 
Loan 

Organization" 

Small Business 
Incubator 
Program 

Provides loans and grants for facilities in which a number of new 
businesses operate under one roof with affordable rents, sharing 
services and equipment and having equal access to a wide range of 
professional, technical, and financial programs. 

PA DCED 

Small 
Communities 

Planning 
Assistance 
Program 
(SCPAP) 

Provides grants up to 100% of the costs to eligible municipalities to 
prepare comprehensive plans, development regulations and special 
strategies for development. Generally, 51% of the municipality's 
residents must be low or moderate income, according to the census or 
a survey.  

Federal CDBG 
administered by 

PA DCED 

Small Water 
System 

Regionalization 
Grants 

Provides grants for feasibility studies concerning the merger of small 
drinking water systems. 

PA DEP Bureau of 
Water Supply 

Smart Growth 
Leadership 
Institute 

Smart Growth Technical Assistance. Leadership 
Institute 

Solid Waste 
Facility 

Programs 

Programs provide grants for municipalities to review proposed solid 
waste facilities within their borders. Programs also provide funding for 
municipal inspectors of facilities and for host fees from operators. 

PA DEP Bureau 
Land Recycling 

and Waste 
Management 

Stormwater 
Management 
Grants (Under 
State Act 167 

of 1978) 

Grants for cooperative efforts at the watershed level among 
municipalities for stormwater planning and ordinances. Grants are 
typically made to counties, but may be made to municipalities. 

PA DEP Bureau of 
Watershed 

Conservation 

Stream 
Improvement 

Program 

Provides design and construction assistance to eliminate imminent 
threats to flooding and stream-bank erosion. 

PA DEP Bureau of 
Waterways 
Engineering 
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Name of 
Program General Description of Program Administering 

Agency 

TEA 21 Trans-
potation 

Enhancements 
Program (Part 

of Federal 
Transportation 
Efficiency Act) 

Provides grants for: facilities for pedestrians and bicycles, acquisition of 
scenic easements and scenic or historic sites, development of scenic or 
historic route programs, landscaping and other scenic beautification 
along highways, historic preservation, restoration of historic 
transportation facilities (such as canals), preservation of rail corridors 
(particularly for bicycle/walking routes), control and removal of outdoor 
advertising, archeological research, and mitigation of water pollution 
due to highway runoff. All projects must have a direct relationship to 
transportation. 

U.S. DOT funds 
administered by 

PennDOT 

The 
Environmental 
Challenge Fund 

To support restoration, natural resource enhancement, and wildlife 
habitat improvement projects, that are concrete in nature and for 
which the planning has already been completed. Awards are made on 
the basis of direct environmental benefits; certain educational aspects 
and recreational features that are essential to the overall success of the 
project may also be considered for funding. If the proposed project will 
spawn new ideas/approaches or lead to additional activities or projects 
this information should also be reflected in your responses. 

online 
information 

Tire Pile 
Cleanup Grant 

Grants to municipalities to provide reimbursement for costs of cleaning 
up large piles of used tires. 

PA DEP Bureau of 
Land Recycling & 

Waste 
Management 

TreeVitalize 
Program 

Incentive grants are being offered to encourage municipalities to cross 
boundaries and work together to include tree cover in their planning 
and budgeting. Applications are welcomed from local governments or 
business improvement districts in the four counties listed above. 
Priority consideration will be given to applications supporting multi-
municipal forestry management projects.  

 
PA DCNR 

TreeVitalize  
 
 

Urban Forestry 
Grants 

Provides grants for tree planting projects. Is also a Federal "America 
the Beautiful" grant program for tree planting. PA DCNR 

Watershed 
Resources 

Educational 
Network 
(WREN) 

Funds community based educational projects that protect and improve 
either the drinking water source waters for the community's public 
drinking water system or the community's watershed. 

PA DEP 

Wildlife Habitat 
Incentives 
Program 
(WHIP) 

Provides both technical assistance and cost-share assistance to 
establish and improve fish and wildlife habitat. Projects may include 
riparian buffer restoration, stream fencing in agricultural areas, wetland 
enhancement, and fish habitat restoration. 

USDA 

Source: Publications and internet sites of various agencies, in addition to Pennsylvanian magazine.  
 
Key 
 

PA DCED = Pennsylvania Department of Community and Economic Development 
PA DCNR = Pennsylvania Department of Conservation and Natural Resources 
PA DEP = Pennsylvania Department of Environmental Protection 
PA HFA = Pennsylvania Housing Finance Agency 
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www.inventpa.com The Governor's Center for Local Government Services 
oversees a range of financial and strategic support programs. 
Whether you need help in developing intergovernmental 
cooperation ventures or need assistance with financial 
recovery, the Center's local government experts can help. 
You can find out more about each of these programs on the 
Community Resource Directory. 

www.gpo.gov/su_docs/aces/aces140.html The Federal Register is the official daily publication for Rules, 
Proposed Rules, and Notices of Federal agencies and 
organizations, as well as Executive Orders and other 
Presidential Documents. 

www.pueblo.gsa.gov/call/ This site provides useful information about Federal programs 
and benefits. The Federal Citizen Information Center has 
gathered contact information and resources to help you get 
in touch with the appropriate official for each program. 

www.firstgov.gov FirstGov offers an extensive collection of online information, 
services and resources. You can link to web pages from 
federal and state government agencies. 

www.firstgov.gov FirstGov offers an extensive collection of online information, 
services and resources. You can link to web pages from 
federal and state government agencies. 

www.firstgov.gov FirstGov offers an extensive collection of online information, 
services and resources. You can link to web pages from 
federal and state government agencies. 

www.governmentguide.com Government Guide has federal, state and local resources 
personalized for you. Enter your location, then explore the 
features. 

www.fdncenter.org The Foundation Finder is a free look-up tool that provides 
basic profiles of 65,000 private and community foundations. 

Source: Top 7 Grant Websites 
by Shannon Jankowski,, PSAB Grants/Research Analyst 
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American
Planning
Association

Form-Based Zoning
THE PRINCIPAL DIFFERENCES BETWEEN FORM-BASED AND TRADITIONAL ZONING

Prescriptive, Contextual Standards. Traditional zoning proscribes minimum setbacks, permitting building placement
anywhere within the allowable zone. Form-based zoning prescribes build-to lines, specifically defining desired development 

patterns. Based on ideal urban forms or contextual cues, form-based zoning ensures that new development will be appropriate 
to community vision or existing character. 

Encouraging Mixed Use. By rigidly focusing on land use, traditional zoning makes mixed-use development difficult, if not 
impossible. Form-based zoning de-emphasizes land-use regulation, allowing the market to determine the use. For example, form-
based regulation would prescribe large windows and entrances oriented toward the street to promote ground-floor retail. Form-based
zoning encourages a healthy mix of retail and residential uses, and aims to curb sprawl and reduce car dependence by removing

elements of the zoning code that encourage exclusionary housing practices and density restrictions. 

Adapting to the Market. By prescribing use, traditional zoning attempts to predict demand. Uses that are no longer threats to
public health are still segregated (e.g., office and light industrial from residential uses). Residential zoning regulations adopted

when household size was on the rise cannot adapt to modern needs of empty nesters and young, childless professionals without
extensive revision. Form-based zoning restores use determination to the market, allowing the use to automatically adapt to

demographic and market shifts. Some designers of form-based codes find that, in the early stages of adoption, prescribing
a mix of uses may be necessary to wean developers from the ingrained practice of segregating uses. Freeing the real

estate market to respond to changes in demand has been shown to increase property values. Regionally, improving
the quality of life through form-based zoning may lead to a competitive advantage in attracting a talented

labor force.

COMPONENTS OF THE FORM-BASED APPROACH
The Regulating Plan. The regulating plan illustrates where form-based codes apply and guides developers to implement them
properly. It classifies sites according to street, block, and district characteristics and includes easy-to-follow illustrations of build-to
lines, projected building footprints, location of public spaces, and allowable building types specific for each site. Developers and
planners view the site as part of a larger, unified design. Unlike traditional zoning maps, which provide little information about vacant
land, regulating plans provide a vision of future development.

Building Envelope Standards. Building 
envelope standards ensure that development fits the
desired character of the zone, regulating building
height, placement, and orientation. The standards
prescribe the ideal. For example, height parameters
define the minimum height needed to define the
street edge and a maximum height allowable to fit
the context. In addition, the standards prescribe 
the ideal number of stories to prevent developers
from minimizing floor-to-ceiling heights to fit more
floors within the height parameters.

Architectural Standards. Architectural stan-
dards are used to achieve a community’s aesthetic
vision. They are highly subjective and are 
best determined through public participation tech-
niques (e.g., design charrettes). In designated 
historic districts, architectural standards can be 

Cross sections help define the desired character of the street. The regulating plan
(right) illustrates a three-dimensional vision, more detailed than a simple lot-based
zoning map.
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highly regulatory, governing building scale, architectural features, building materials 
(e.g., siding for housing) and even construction techniques. They are not a requirement
in form-based codes.

Street Standards. Street standards share the same objective as architectural standards,
but instead apply to hardscape and landscape materials, including tree species and
paving type. They are key to developing a coherent streetscape and a connection to public
space. Although street standards vary in specificity, they are more prescriptive than archi-
tectural standards and are an essential component of form-based codes.

APPLICATION OF FORM-BASED ZONING
Form-Based Coding. This technique provides detailed prescriptions of physical form 
in a well-illustrated, clear plan. The clarity and prescriptive nature of the plan allows devel-
opers to avoid the long, unpredictable review processes common to traditional zoning.
Form-based coding often is implemented through a “parallel” approach where new codes

are applied as an option to existing codes.
Incentives for using the form-based option,
including expedited permitting processes
and tax breaks, can enhance its appeal to
developers and lead to implementation.
Developers and architects praise the clarity
of a form-based code and the more pre-
dictable, streamlined review process. Also,
citizens value the opportunity to shape
their communities through public design
charrettes. Still, adoption and implementa-
tion of form-based codes requires consid-
erable political will to overcome skepticism
among politicians and creditors. 

Form District Zoning. This technique
defines districts according to distinguish-
able development patterns or desired formal
characteristics, such as building form and orientation, street grid, and streetscape.
This approach can apply to an entire region or specific districts within a city or region
with common characteristics (e.g., architectural style or proximity to transit stations).
Current applications of form district zoning use a two-tiered approach to incorporate

existing zoning regulation. The form districts regulate physical form and design while existing zoning districts regulate use.
Form district zoning respects and adheres to the diversity of existing patterns while providing developers a more flexible and 

predictable development process. Developers praise its ability to promote context-sensitive design while not being overly restrictive.
The two-tiered approach is a politically feasible way to rezone an entire region. As form district zoning becomes more established, 
it may merge with elements of use-based zoning, creating a hybrid option. Franz Heitzer �

PAS QuickNotes No. 1, Form-Based Zoning

The live-work unit is a popular housing 
alternative for home-based entrepreneurs.

Examples of Form-Based Codes
Arlington, Virginia, Columbia Pike Special Revitalization District From-Based Code, www.co.arlington.va.us/forums/columbia/current
Austin, Texas, Traditional Neighborhood District Ordinance, www.ci.austin.tx.us/development/ldc1.htm
Columbus, Ohio, Traditional Neighborhood Development Article, www.columbusinfobase.org/eleclib/elechome.htm
Gainsville, Florida, Land Development Code, Traditional City Neighborhood Development, comdev.cityofgainesville.org

PAS QuickNotes is a publication of the American Planning Association's Planning Advisory Service (PAS). Copyright © October 2004. PAS subscribers 
may find more information, including a PowerPoint presentation, on the PAS web pages, www.planning.org/PAS. Each issue of PAS QuickNotes also
includes a list of references with additional information on each topic. To learn more about PAS, click on the website address above; subscriptions start 
at $435. American Planning Association staff: W. Paul Farmer, AICP, Executive Director; William R. Klein, AICP, Director of Research; Michael Davidson 
and Jim Hecimovich, PAS QuickNotes editors; Susan Deegan, Graphic Designer. 

The diversity of paving and plantings 
create a vibrant pedestrian experience.
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Appendix C.  Morrisville Borough 
Resident Survey Results 
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MORRISVILLE BOROUGH RESIDENT SURVEY RESULTS APPENDIX C

1.  What ward do you live in? 
 Ward 1 27 13.1% Ward 3 76 36.9% Not Answered 46 
 Ward 2 50 24.3% Ward 4 53 25.7%  Total   206 

2.  How long have you lived in Morrisville?  
 Less than one year 2 0.8% 11 - 15 years 24 9.5% Not Answered 0 
 1 - 5 years 43 17.1% 16 - 20 years 19 7.5%  Total  252 
 6 - 10 years 34 13.5% More than 20 years 130 51.6% 

3.  Why did you choose to live in the borough? (Residents were asked to rank three choices, 1 to 3)   
 Not Answered  0 
    Answers not  
 1 2 3   rated Totals 
 Raised here from  31 17.0% 5 3.3% 2 1.3% 19 57 8.3% 
 Convenient to work 33 18.1% 41 27.2% 12 8.0% 32 118 17.1% 
 Reasonably priced homes 49 26.9% 20 13.2% 18 12.0% 35 122 17.7% 
 Low taxes 0 0.0% 8 5.3% 7 4.7% 8 23 3.3% 
 School system 0 0.0% 2 1.3% 3 2.0% 6 11 1.6% 
 Close-knit, small-town  17 9.3% 14 9.3% 28 18.7% 31 90 13.0% 
 Near friends and family 26 14.3% 31 20.5% 17 11.3% 32 105 15.2% 
 Good place to raise children 3 1.6% 8 5.3% 7 4.7% 16 34 4.9% 
 General quality of life 4 2.2% 10 6.6% 30 20.0% 12 56 8.1% 
 Historic character 5 2.7% 10 6.6% 19 12.7% 13 47 6.8% 
 Most of the above 0 0.0% 1 0.7% 2 1.3% 3 6 0.9% 
 Other 14 7.7% 1 0.7% 5 3.3% - 20 2.9% 
 Totals   182  151 150  207 690 

4.  Do you own or rent your home? Not Answered 4 
 Own 221 89.1% 
 Rent 27  10.9% 
 Total 248 

5.  Where are members of your household employed?  
 Not Answered  5 
   Other  
 Self  Spouse  household members 

 Morrisville Borough  24 9.8% 13 8.0% 7 15.2% 
 Elsewhere in Bucks County 49 20.1% 33 20.4% 6 13.0% 
 Trenton 44 18.0% 23 14.2% 12 26.1% 
 Elsewhere in New Jersey 35 14.3% 29 17.9% 7 15.2% 
 New York 1 0.4% 2 1.2% 0 0.0% 
 Philadelphia 8 3.3% 10 6.2% 0 0.0% 
 Montgomery County 2 0.8% 1 0.6% 3 6.5% 
 Other 8 3.3% 4 2.5% 3 6.5% 
 Work at home 11 4.5% 8 4.9% 1 2.2% 
 Retired 62 25.4% 39 24.1% 7 15.2% 
 Total   244  162    46 
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6.  Please circle the number of household members that fit the following age categories: 
 Not Answered 3 
  5 or   
 1 2 3 4 more Total 
 a. Preschool-age children 21 11 1 0 0  46 7.4% 
 b. Children grades 1-8 28 16 1 0 0  63 10.2% 
 c. Children grades 9-12 32 4 0 0 0  40 6.5% 
 d. Age 18-22 25 3 0 0 0  31 5.0% 
 e. Age 23-55 34 87 8 2 1  245 39.6% 
 f. Age 56-70 37 44 0 0 0  125 20.2% 
 h. Age 70 + 28 20 0 0 0  68 11.0% 
        618 

7.  Tell us what characteristics of the borough you like best.  These should be aspects of the 
community that are important to you. (Residents were asked to rank 5 choices, 1 to 5) 

  
 Not Answered 23   
 Answers   
 1 2 3 4 5  not ranked Totals 

 Walkways/trails 17 9.1% 12 6.7% 9 5.2% 17 10.4% 17 10.6% 15 87 8.0% 
 Traffic Control 1 0.5% 0 0.0% 0 0.0% 1 0.6% 1 0.6% 6 9 0.8% 
 Public Transportation 2 1.1% 1 0.6% 1 0.6% 5 3.1% 2 1.3% 5 87 8.0% 
 Infrastructure maintenance 3 1.6% 0 0.0% 4 2.3% 1 0.6% 4 2.5% 3 15 1.4% 
 Taxes 3 1.6% 4 2.2% 4 2.3% 4 2.5% 3 1.9% 7 25 2.3% 
 Business district 0 0.0% 2 1.1% 2 1.2% 2 1.2% 5 3.1% 4 15 1.4% 
 Historic preservation 7 3.8% 13 7.3% 16 9.3% 25 15.3% 8 5.0% 18 87 8.0% 
 Public water and sewer 6  3.2% 8  4.5% 10 5.8% 4 2.5% 13 8.1% 13 54 5.0% 
 Growth management 1  0.5% 1 0.6% 1 0.6% 1 0.6% 3 1.9% 4 11 1.0% 
 Neighborhood preservation 20  10.8% 6  3.4% 10 5.8% 11 6.7% 13 8.1% 6 66 6.1% 
 Parks and open space 16  8.6% 25 14.0% 14 8.1% 14 8.6% 12 1.4% 16 97 8.9% 
 Natural resource preservation 2  1.1% 10 5.6% 7 4.1% 9 5.5% 6 3.8% 8 42 3.9% 
 School system 7  3.8% 6 3.4% 2 1.2% 3 1.8% 3 1.9% 6 27 2.5% 
 Water quality and supply 6  3.2% 10 5.6% 5 2.9% 7 4.3% 8 5.0% 13 49 4.5% 
 Cultural opportunities 1  0.5% 1 0.6% 0 0.0% 4 2.5% 0 0.0% 2 8 0.7% 
 Housing variety/affordability 41  22.0% 15 8.4% 15 8.7% 9 5.5% 6 3.8% 13 99 9.1% 
 Recreational opportunities 1  0.5% 4 2.2% 5 2.9% 5 3.1% 14 8.8% 6 35 3.2% 
 Senior citizens activities 5  2.7% 2 1.1% 3 1.7% 7 4.3% 6 3.8% 13 36 3.3% 
 Job opportunities/economic  0  0.0% 1 0.6% 2 1.2% 3 1.8% 2 1.3% 5 13 1.2% 
 development     
 Flooding/stormwater controls 2  1.1% 2 1.1% 4 2.3% 3 1.8% 3 1.9% 3 17 1.6% 
 Police protection 21  11.3% 14 7.9% 18 10.5% 8 4.9% 8 5.0% 22 91 8.4% 
 Fire protection 9  4.8% 23 12.9% 16 9.3% 14 8.6% 11 6.9% 20 93 8.6% 
 Ambulance service 5  2.7% 9 5.1% 19 11.0% 3 1.8% 7 4.4% 17 60 5.5% 
 Other 10  5.4% 9 5.1% 5 2.9% 3 1.8% 5 3.1% 32  3.0% 
 Totals 186   178   172   163   160   225 1084 
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8. Tell us what you believe are the major problems or needs facing the borough. 
 Not Answered  5 
 Answers 
 1 2 3 4 5 not ranked
       Totals 
 Walkways/trails 1 0.5% 2 1.0% 5 2.6% 2 1.1% 3 1.9% 6 19 1.8% 
 Traffic Control 10 4.8% 11 5.5% 11 5.8% 11 6.3% 11 6.8% 15 69 6.4% 
 Public Transportation 2 1.0% 1 0.5% 5 2.6% 5 2.8% 5 3.1% 4 22 2.0% 
 Infrastructure maintenance 0 0.0% 1 0.5% 9 4.7% 10 5.7% 8 4.9% 7 35 3.2% 
 Taxes 87 41.6% 42 21.0% 10 5.2% 9 5.1% 7 4.3% 26 181 16.7% 
 Business district 3 1.4% 25 12.5% 35 18.3% 16 9.1% 17 10.5% 8 104 9.6% 
 Historic preservation 1 0.5% 0 0.0% 4 2.1% 5 2.8% 3 1.9% 3 16 1.5% 
 Public water and sewer 0 0.0% 1 0.5% 1 0.5% 0 0.0% 2 1.2% 5 9 0.8% 
 Growth management 3 1.4% 5 2.5% 7 3.7% 8 4.5% 14 8.6% 2 39 3.6% 
 Neighborhood preservation 2 1.0% 2 1.0% 9 4.7% 17 9.7% 10 6.2% 7 47 4.3% 
 Parks and open space 1 0.5% 4 2.0% 1 0.5% 5 2.8% 8 4.9% 4 23 2.1% 
 Natural resource preservation 3 1.4% 1 0.5% 1 0.5% 4 2.3% 6 3.7% 3 18 1.7% 
 School system 71 34.0% 57 28.5% 21 11.0% 8 4.5% 7 4.3% 22 186 17.2% 
 Water quality and supply 2 1.0% 1 0.5% 3 1.6% 2 1.1% 4 2.5% 1 13 1.2% 
 Cultural opportunities 1 0.5% 2 1.0% 7 3.7% 4 2.3% 4 2.5% 1 19 1.8% 
 Housing variety/affordability 0 0.0% 4 2.0% 6 3.1% 8 4.5% 6 3.7% 2 26 2.4% 
 Recreational opportunities 0 0.0% 2 1.0% 1 0.5% 6 3.4% 2 1.2% 5 16 1.5% 
 Senior citizens activities 0 0.0% 2 1.0% 0 0.0% 1 0.6% 3 1.9% 1 7 0.6% 
 Job opportunities/economic  5 2.4% 16 8.0% 25 13.1% 23 13.1% 10 6.2% 7 86 7.9% 
 development 

 Flooding/stormwater controls 2 1.0% 7 3.5% 10 5.2% 13 7.4% 11 6.8% 7 50 4.6% 
 Police protection 8 3.8% 5 2.5% 16 8.4% 10 5.7% 9 5.6% 6 54 5.0% 
 Fire protection 1 0.5% 1 0.5% 1 0.5% 2 1.1% 2 1.2% 1 8 0.7% 
 Ambulance service 0 0.0% 1 0.5% 0 0.0% 0 0.0% 2 1.2% 2 5 0.5% 
 Other 6 2.9% 7 3.5% 3 1.6% 7 4.0% 8 4.9% 31  2.9% 
 Total   209   200   191   176   162    145 1083 

9.  How would you describe the quality of life in the borough?  Not answered 4 
 Excellent 5 2.0% Fair 44 17.7% Total response 248 
  Very Good 62 25.0%  Poor 7 2.8% 
 Good 130 52.4% 

10.  What one thing would improve the quality of life in the borough? Not answered 47 
 Comments 205 

11.  Of these three choices, which one would you  Not answered 24 
 Lower taxes with reduced level of municipal services. 53 23.2% Total response 228 
 Same taxes with about the same level of municipal services. 152 66.7% 
 Higher taxes with improved municipal services. 23   10.1% 
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12.  Are you satisfied with the quality, location and quantity of residential development within the 
borough? 

 Yes 166 72.8% No 62 27.2% Total response 228 
 Comments 79 Not answered 24 

13.  Are you satisfied with the quality, location and quantity of commercial development and retail 
services  

 within the borough?  
 Yes 81 34.9% No 151 65.1% Total response 232 
 Comments 152  Not answered 20 

14.  In which locations do you purchase the majority of the following goods and services?  

 Not answered  2 
 Morrisville  Neighboring Oxford  Total 
 Borough  Township Valley Other  Answers 

 Groceries 149 53.6% 114 41.0% 4 1.4% 11 4.0% 278 
 Prescriptions 169 67.1% 56 22.2% 4 1.6% 23 9.1% 252 
 Shoes 2 0.7% 52 19.0% 146 53.5% 73 26.7% 273 
 Sporting goods 3 1.3% 44 19.4% 133 58.6% 47 20.7% 227 
 Movies/entertainment 19 7.5% 47 18.5% 126 49.6% 62 24.4% 254 
 Health care 51 18.1% 117 41.6% 41 14.6% 72 25.6% 281 
 Furniture 4 1.7% 50 21.0% 99 41.6% 85 35.7% 238 
 Appliance 64 24.2% 48 18.2% 88 33.3% 64 24.2% 264 
 Automobiles 6 2.6% 65 28.4% 53 23.1% 105 45.9% 229 
 Gasoline 50 18.7% 117 43.8% 16 6.0% 84 31.5% 267 
 Auto repair 127 48.7% 56 21.5% 26 10.0% 52 19.9% 261 
 Banking/financial 185 65.4% 54 19.1% 13 4.6% 31 11.0% 283 
 Hardware/home improvement 142 45.5% 64 20.5% 70 22.4% 36 11.5% 312 
 Gifts 13 21.0% 13 21.0% 13 21.0% 23 37.1% 62 
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