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1. Introduction and Executive Summary

1.1 Overview

This report presents a Development Strategy for the Old City and E. 3rd Street Gateway areas of
Williamsport. These areas are located along the southern portion of the “East End” of Williamsport.
The western portion of the project area, known as “Old City,” is east of the downtown, and was
added by the City in 2009 into the City’s Central Business District zoning district. The eastern part
of the project area is known as the “E. 3rd Street Gateway,” and includes areas north of I-180, along
the Washington Avenue and E. 3rd Street corridors.

The project area includes a mix residential, commercial, industrial and institutional uses. The
campus of Lycoming College is immediately to the north of the project area, and downtown
Williamsport is located to the west.

This Development Strategy reflects extensive public input and promotes the redevelopment of
mixed use properties and public improvements. This Strategy is based upon substantial background
information and mapping, presents plans for redevelopment of key properties, and proposes a
strategy to support the community vision. 

1.2 Location

The project area (Figure 1-1) includes approximately 200 acres, and is a mile long and half-mile
long. The area includes a resident population of approximately 1,102, and includes approximately
332 businesses that employ an estimated 2,120 workers. 

The project area is bounded by the alley north of Washington Boulevard and Lycoming College
along the northern edge, Market Street and the downtown on the west, Interstate 180 on the south,
and Catherine Street at the municipal border on the east. 

It is not a single neighborhood, but includes portions of several historic and ethnic neighborhoods.
Historically, Little Italy was in the southwest corner, along Canal and Mulberry Streets. A
historically German neighborhood was between Washington Boulevard and Grant Street, to the east
of the College. The entire area was traditionally known as part of the East End. 
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Figure 1-1. East End Project Area, Williamsport, Pennsylvania

There are several streets with substantial commercial activity, including Market, Mulberry and E.
3rd Streets and Washington Boulevard. The project area has excellent regional access from both
Interstate 180 and Market Street (which connects to U.S. Route 15), and is a “gateway” for many
residents and visitors coming to Williamsport. Williamsport is also an office center for much of the
gas industry activity in the surrounding area.

Furthermore, Williamsport is a gateway for the 12-county tourism region known as the
“Pennsylvania Wilds Region” which offers magnificent state parks, state forests, state game lands,
trails and other outdoor recreation opportunities. Williamsport serves as an arrival point and a
lodging and restaurant center for many of these outdoor enthusiasts.

1.3
Research and Public Involvement

To evaluate conditions and issues, the following activities were undertaken:

- interviews were conducted of community and business leaders on issues and opportunities;
- meetings were held with representatives of community organizations and institutions;
- realtors and developers were interviewed regarding on market conditions and trends;
- current data was compiled on the project area, the City and the County; 
- an online public survey was conducted, which had 1,439 participants;  and
- two public meetings were held to receive public input.

1.4
Organization of This Report

The following sections of this report address different aspects of the proposed plan:

· Section 2 presents information about demographic and economic conditions, traffic and
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historic structures in the neighborhood.
· Section 3 presents information on the market basis for recommendations for development of

the area.
· Section 4 provides recommendations on streetscape and presents concept plans for the

redevelopment of key sites. It also identifies proposed changes in streets and the revisions of
the zoning code that will be completed in the final stage of this work.

· Section 5 addresses project costs and sources of funding for implementation of five strategic
initiatives.

· The Appendix includes the following:
- Existing Land Uses Map
- Floodplains Map
- Traffic Volumes Map
- A comparison of tax rates in Williamsport and other communities
- The results of the online citizen survey.

1.5
Summary of Major Conclusions and Recommendations

Background:  Population and Economy

The population of the project area is approximately 4% of the City population. This population is
significantly older than the City population, and a little better educated. Average household income
is 73% of the County figure.

The neighborhood has a diverse economic base. The 332 establishments in the area employ a
workforce of 2,120; there is one establishment that has more than 100 employees. The strong
employment sectors are diverse:  Manufacturing, trade, services, health care and hospitality services
are major employment sectors. The largest economic impact comes from wholesale trade, which
has total sales of $172 million, or 36% of total sales in the project area.

The largest traffic volumes are on Market Street on the west edge of the area, in the core of the
central business district between the Market Street Bridge and E. 3rd Street. Somewhat surprisingly,
traffic is actually heavier in the project area on E. 3rd than on W. 3rd, across Market Street.

Market Forces

In the current market, demand is strong for several different types of real estate projects, provided
that there is a plan that shows the coordinated redevelopment of the area and related public and
private improvements. 

• The most marketable product (based on demand, profitability and risk) is the
residential cluster of townhomes and mid-rise rentals/condos with a range of price
points. 

• Market gaps suggest that there are opportunities for retail and restaurant
development in a variety of businesses at different locations in the project area.
Retail development can take different forms in different parts of the area.  

• Flex space demand is potentially strong with the right kind of product and location.
There are few alternative locations for small business owners who require this type
of space as good as an East End location; interstate visibility is the major asset. 
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A primary objective is to enliven streets and increase densities in a “sustainable” form with
buildings that can be recycled into other uses depending on market demand. The concept usually
features a variety of housing types, shared parking, civic space, public art, murals, an attractive
pedestrian environment and mixed commercial uses. Entertainment uses are desirable and will
come in time as the area redevelops.

The Development Plan

Concept Plans were prepared to show potential redevelopment of several key sites. The emphasis is
placed on placing new buildings close to the main streets (such as 3rd Street), with parking to the
rear of buildings. At least one street level store, restaurant or personal service use should be
included along the street frontage of a building along main streets to maintain an active and
interesting pedestrian experience.

A series of streetscape improvements are proposed along key blocks, including the addition of
decorative sidewalks, period-style street lights and highly visible textured crosswalks.

Implementation: Five Strategic Initiatives

The Old City-East End Redevelopment Plan has been prepared under the direction of a community
leadership group and in a comprehensive and interactive community engagement process. As a
result, the Plan should gain broad support and momentum within the community.

The key elements of the plan are five strategic initiatives that can be implemented in a phased
approach:

1. BASIN ST. GATEWAY: The leading strategy and action of the plan is the redevelopment of Basin
St. to create a strong connection between the Basin St. exit of I-180 and the Lycoming College
campus edge at the north end of Basin St. and to serve as a “gateway” to the East End and the Old
City. The leading entities for implementation will be the City and the College. It may be appropriate
to establish a working committee or task force, with participation by the City Council, to oversee
each step in the specific process of creating the Gateway. This could be a subcommittee of the
entity created to implement the plan, as discussed below.

2. TRAFFIC, TRANSPORTATION AND STREETSCAPE: A core strategy of the plan is to rebalance the
transportation network to include improved circulation, an improved connection between Lycoming
College and I-180, a cohesively connected sidewalk and greenway system, strategically located on-
street parking, pedestrian amenities and bicycle ways. This should be complemented by a program
to develop purposefully located public/municipal parking, efficiently connected to the
transportation network. This strategic initiative will affect every part of the project area. The key to
implementation will be a joint effort by the City and the County to maintain a close working
relationship with PennDOT over a lengthy planning, design and construction process

3. PRIVATE DEVELOPMENT PROJECTS: A core strategy is the encouragement of development at
specific locations with market-based real estate projects that will pay taxes to the City. The projects
include mixed residential and commercial uses and will themselves become the anchors in the
redevelopment of the area. The leading entities for implementation will be the private property
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owners although the City should be involved in promoting appropriate zoning changes and
facilitating appropriate street and infrastructure improvements.

4. BRANDING: This is a core strategy of undertaking a marketing program to attract investors,
businesses and residents to the Old City and East End. This would be launched with a branding
program linking the area history and future and then a pro-active and targeted business attraction
program. The leading entities for implementation will be the professionals associated with tourism
and historic preservation. It would be helpful if there were a business association or other type of
private group that could take the lead in the branding effort.

5. ZONING AND PLAN IMPLEMENTATION: This initiative involves the preparation of zoning
recommendations and the designation of an entity that will lead the implementation process. Under
the final task of this project, a draft zoning amendment is being prepared that includes proposed
revisions to assist in carrying out this Revitalization Strategy. 

The City must take the initial steps in implementation. First it will be essential that the City Council
make the approved plan a touchstone of its agenda in the coming years. Almost every project will
require Council support in direct and indirect ways. Second the City Council should take the lead in
creating an entity to oversee plan implementation. The Advisory Committee that managed the study
process to date served well and could be expanded to manage the implementation process. The new
entity should comprise interested Advisory Committee members, which could be expanded to
include representatives of organizations that need to be involved in the implementation, such as the
Parking Authority and the Chamber of Commerce.

Exhibit 5-4 presents a summary of actions under each strategic initiative, with recommendations on
priority, cost, funding source(s) and lead responsibility. It is far too early to project costs for most of
the projects and this can only be done when key personnel for each project take a hard look at actual
work, competitive projects and funding availability. For most projects the budget will require much
more detailed analysis. The funding source will also be a determination to be made in subsequent
discussions involving all parties and especially State agencies, such as PennDOT and the
Department of Community and Economic Development. Recent changes in leadership in DECD
will bring opportunities for funding discussions in coming months. The Exhibit 5-4 that summarizes
implementation steps should be seen as a working outline of a collaborative process that will take
years to complete.

Conclusion

The Project Area has undergone many changes since the earliest days of Williamsport in the
1790’s. Implementation of this plan can be accomplished in roughly 10-20 years, a relatively brief
time in the long history of the city. The focus on a start-up project will get the process underway
and lead to other changes. In the bigger perspective, the Old City/E. 3rd St. Gateway Area is an
important part of the City and the improvements proposed here should be seen as investments in its
long-term future.
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2. Existing Conditions Analysis 

2.1 Overview:  The Project Area

The subject of this analysis is the East End project area, as seen outlined on the aerial photo on the
following page. This is an important sector of the City and its redevelopment will have broad
community impacts. 

2.2 Demographic Profile

The demographic information provides a framework for evaluating neighborhood features and
commercial development potentials.

Exhibit 2-1 shows populations in the project area compared to the City and County. The City
declined (-4.07%) in population in the 2000-2010 period, while the project area declined by 11.2%.
There has been slight growth in the City and project area since 2010. The projections (2014-2019)
in Exhibit 2-1 are based on 2000 and 2010 Census figures. Recent trends are expected to continue.
Until there is an effective redevelopment strategy in place the project area is likely to grow very
slightly. The projected growth rate of the U.S. over the next five years is 3.5%; a population of 317
million is expected by 2019.

The project area population represents 3.7% of the City’s total population. The project area and
City’s populations have similarities and differences compared to each other, and compared to the 
US population as a whole, in some important ways:

· The median age (37 years) is significantly higher in the project area than in the City, by 6
years.
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· According to census estimates, the male population makes up 55.2% of the total project area
population.

· Average household income (“AHI”) in the project area ($41,944) is 96% of the City AHI
($43,892) and 59% of the national figure ($71,320).

· Unemployment measured by census figures is high: 79 unemployed out of 925 residents
over age 16 (8.5%).

· There were 46 families in the project area below poverty level, which represented 21% of all
households.

· The population of the East End is slightly more educated than the City population as a
whole: 86.3% of residents have a high school education or higher, compared to 82.8% in the
City. The impact of the College is apparent: 1.4% of project area residents have professional
degrees, and 1.1% have doctorates, higher proportions in both categories than the city-wide
figures. The Census report reported that 12 percent of Williamsport residents age 25 or
older had completed a bachelor’s degree, compared to 17 percent for Pennsylvania as a
whole.

· Rental housing makes up the majority of units in the project area (59.9%) and in the City
(58.2%), in contrast to Lycoming County (31.9%) and the US (35%).

2.3 Economic Conditions

There is a significant level of business activity in the project area and a significant portion of the
workforce comes from other parts of the City and the region. The 332 establishments employ a
workforce of 2,120 and have total sales estimated at $482 million. Only one establishment was
reported to have more than 100 employees. 

The strong employment sectors are diverse:
· The Healthcare and Social Assistance category is the largest single employment category

(397 employees). 
· The second largest is Accommodations and Food Services (24 establishments, 264

employees).
· Public sector employment (education, health services, social assistance services) is a major

source of employment, representing 20.3% of the total.
· Wholesale trade has the largest economic impact, with total sales of $172.2 million, or 36%

of total sales in the project area. The 11 establishments employ 85 workers.

The data indicate that the project area is strong in “basic” (such as manufacturing) industries that
tend to pay well and create spin-off jobs. The total manufacturing sector comprises 13 companies
and 231 jobs, or 10.9% of all jobs in the area. The manufacturing companies are in nine different
industrial sectors. A small portion of the project area is a designated Keystone Opportunity Zone
under a state program that provides state and local tax advantages to companies that create new
jobs.

2.4 Transportation

Traffic is an important aspect of neighborhood activity and a major indicator of commercial
development potential. Traffic counts are relatively low throughout the project area, as shown on
the Traffic Volumes Map in the Appendix (page A-3), in spite of very high traffic volumes on some
roads around it. It has been relatively easy for traffic to enter and exit I-180 at various interchanges,
even for short trips, to avoid traveling on parallel City streets.
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Key findings from this summary of data are:

· There is relatively light traffic on all the streets within the project area.
· The largest volumes are on Market Street on the west edge of the area, in the core of the

central business district between the Market Street Bridge and E. 3rd Streets. Traffic on this
street declines as one travels north.

· Traffic is also relatively light on the one-way segments of E. 3rd, although traffic is actually
heavier in the project area on E. 3rd than on W. 3rd, across Market Street.

· Washington Boulevard has the highest counts in the project area although they are just half
the figures on E. 3rd a short distance to the east, on the Golden Strip.

· In spite of the nearby exit from I-180, there is limited traffic on Basin Street between Via
Bella Street and E. 3rd Streets.

· Counts are low on Penn Street. Although some speak of Penn Street as a short-cut between
E. 3rd Street and Washington Boulevard, there seems to be relatively light traffic in this
location.

· Truck traffic is a small component of overall traffic flow through the area.

The efforts to move vehicles around this area with I-180 serving as a bypass have been successful.  

2.5 Historic Properties

The southeastern part of Williamsport has a rich history. The information below makes use of
material gathered by Kourtney Mottern, a Lycoming College student, during her internship with the
Lycoming County Department of Planning and Community Development during Summer 2014. Her
research utilized a variety of local source materials and was summarized into a document titled
“Williamsport’s Old City: Report on its History and Current Conditions.” This report was used as
a background study for the current project and is available upon request from Lycoming County
Planning.

Williamsport was founded by Michael Ross, who purchased the land in 1793. Williamsport was
originally centered in the Old City area. The Russell Inn was built in 1796 at the corner of 3rd and
Mulberry Streets. The Russell Inn was the first house and business in Williamsport, and served as
the location for county meetings in 1797, two years after Lycoming County was established.
Williamsport was incorporated as a municipality in 1806. Williamsport’s initial development was
spurred by access to the river and the lumber industry. Logs were floated down the river, and a
boom across the river was built in 1846 to contain them until the lumber could be processed. This
generated businesses, including sawmills, tanneries and machine shops. 

The West Branch Division Canal was completed in 1835. It ran along present-day Canal Street and
provided transportation using canal boats pulled by mules along an adjacent towpath. This Canal
extended west along the river to Lock Haven and Bellefonte, and south along the river to Lewisburg
and Harrisburg. It was abandoned after most traffic shifted to railroads.

The Reading and Philadelphia Railroad constructed a new rail line along the north side of the river.
The Pennsylvania Railroad constructed a second line from their main line along the south side of
the river. That line through the East End crossed 3rd and 4th Streets and then ran along present-day
Little League Boulevard and continued to points west. The rail lines helped to attract new industry
to the corridor, but that rail line through the East End was eventually removed. Residences arose
within walking distance of the new employers. As regular horse-drawn streetcar systems were
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developed, people were able to live further away from their workplaces. Electric streetcars operated
in Williamsport from 1891 to 1933, when they were replaced with buses. Until I-180 was
constructed, E. 3rd Street was one of the main highways into Williamsport from the surrounding
region.

Lycoming College traces its history to the founding of Williamsport Academy in 1812. It
functioned for many years as a primarily two-year college, until it was given the present name of
Lycoming College in 1947 and became a four-year college. The College developed most of its on-
campus housing during the 1950s to 1990s, and continually expanded its academic buildings and
land-holdings. 

In the 1970s, a number of buildings were removed along the Canal Street corridor east and west of
Market Street, as part of the City’s Urban Renewal efforts. 

In the mid-1800s, many upscale Victorian homes were built in the Old City area. Today, most of
the historic architecture in the project area is concentrated in the Old City area between Market and
Basin Streets. 

The following buildings were among those identified as significant in the 1971 Lycoming County
Planning Commission report entitled A Survey of Historic Sites and Landmarks of Lycoming
County. (Note - a new Countywide Heritage Plan is being developed, as of 2015).

· Former Ulman Opera House - Southeast corner Market and 3rd Streets.
· Original Buildings of Lycoming College - South of Washington Avenue.
· James Brown Library - North of 4th Street, east of Market Street.
· Masonic Temple (including Howard Temple and Acacia Club buildings) - - South of 4th

Street, east of Market Street.
· Christ Episcopal Church - Northeast of 4th and Mulberry Streets.
· Judge Gamble Mansion - 106 (on south side) 4th Street, east of Mulberry Street. 
· Williamsport Cemetery - South side of Washington Boulevard (west of Railway Street)
· 671 Grant St. - large brick home, north of Grant Street (west of Ward Street).
· Keystone Hotel - 639 E. 3rd Street (north side of 3rd Street; extensively modified).
· Carpenter’s Hall/Caldwell House - 138 E. 3rd Street (south side of 3rd Street).
· Garrett Tinsman House - 139 E. 3rd Street (north side of 3rd Street).
· Ryan House - 151 E. 3rd Street (north side of 3rd Street).
· 164 E. 3rd Street (south side of 3rd Street at Academy Street).
· Page House - 201 E. 3rd Street (northeast corner of 3rd and Academy Streets).
· Eagles Building - 301 E. 3rd Street (northeast of 3rd and Basin Streets).
· Romaine Thomas House - 423 E. 3rd Street. 
· 920 E. 3rd St. - north side of 3rd Street (east of Almond Street)
· Earl Blair House - 1003 E. 3rd Street (east of Chestnut Street) 

2.6 Public Participation and Surveys

This project involved an extensive public participation effort, with three primary components.

The first was a survey of area residents conducted over the internet (using
www.SurveyMonkey.com) in the early phase of the study, from October-December, 2014. The
purpose was to obtain input on issues and priorities for the study area. There were 1,439

10



participants. Principal findings included the following:

· The largest proportion (59%) resided in the central Williamsport zip code (17701). The
largest share (46%) reported that they visit the study area every day.

· Of the respondents, 60% were in age group 25-49; 59% were women, 41% men.
· On the question of the top three types of businesses they would like to see attracted

to/expanded upon in the area:  1. Restaurants (59%); 2. Retail shops (58%); 3.
Entertainment (52%). (Note - Totals do not add to 100, because respondents were allowed
to choose three options).

· For the choice of “identity/character” that they would like to see in the study area:  1.
Active/vibrant (61%); 2. Entertainment-oriented (40%); 3. Pedestrian/bike-friendly (36%).

Opinions about improvements needed were very diverse. The support for bike-related improvements
was the largest choice on an average weighted basis, but demolition and redevelopment of blighted
properties was the first choice of most (61%) by a wide margin. The other two top choices were
similar:  reuse and rehabilitation of older buildings (62%) and rehabilitation of older housing
(55%). The complete summary of survey findings is provided as an Appendix to this report.

Two public meetings were held. The first meeting was to discuss initial findings of the study,
identify major issues, and ask for public comment about their concerns and ideas. The second
public meeting involved presentation of the recommendations of this report, and sought responses
from the public. An additional public meeting is being held before City Council.

At the first public meeting, interest was expressed in improving pedestrian and bicycle access,
particularly to reach the Riverwalk Trail system. Also, there were comments expressed about the
value of preserving historic buildings. There were requests to find new ways to take advantage of
the college student and staff market, with restaurants and entertainment uses and more evening
activity.

Comments were made that the existing one-way streets are confusing and require circuitous routes.
A local church expressed an interest in expanding its transitional supportive housing program.

At the second public meeting, concerns were expressed about any expansions of tax-exempt real
estate. Opportunities to make greater use of the Masonic / Scottish Rite facilities were highlighted.
A desire was expressed for safe bicycle routes throughout the City.

There was discussion about the need to design streets to serve bicyclists and pedestrians, in
addition to motorists.

A comment was made that a business organization was needed in the Project Area that would have
capabilities to recruit new businesses.

A separate Market Analysis was conducted in 2014 of students and staff of Lycoming County, as
well as visiting parents and alumni. The Study was completed by two Lycoming College professors
under the College’s Center for the Study of Community and the Economy, and involved 1,283
responses. The major conclusions of that Market Analysis included:

• There were desires for certain types of businesses, such as an urban outfitter, a larger
college bookstore that would also serve the community, places to hear live music,

11



restaurants that are open during late hours, affordable “fast casual” restaurants such as a
Chipolte, and ethnic restaurants, such as Indian food.

• Students wanted to see improvements to make the area more walkable and pedestrian-
friendly, such as to reach the businesses along Via Bella.

• Students wanted to see a higher level of communication about offerings, such as emails, text
messages, or social media postings about student discounts or special events.

• Respondents said they enjoyed visiting businesses with an urban ambiance.
• There was an interest in commercial recreation businesses, such as mini golf, trampoline or

a climbing wall.
• There was an interest in a quality re-sale clothing store, a major convenience store, a farm-

to-table restaurant, a steakhouse, and a walk-in medical clinic.

2.7 Conclusions

The population of the project area is approximately 4% of the City population. If past trends
continue, this will be a stable population. However, with redevelopment, new housing and
population may be expected. Some of the workers who now commute into the area could be
residents if more housing were available.

The population is distinct in its demographic profile:

· It is significantly older than the City population, and a little better educated.
· Average household income is 73% of the County figure.
· Unemployment is high (8.5%).

The neighborhood has a diverse economic base. The 332 establishments in the area employ a
workforce of 2,120; there is one establishment that has more than 100 employees. 

The strong employment sectors are diverse:  Manufacturing, trade, services, health care and
hospitality services are major employment sectors. The largest economic impact comes from
wholesale trade which has total sales of $172 million, or 36% of total sales in the project area.

The data indicate that the project area is strong in “basic” (i.e., manufacturing) industries that tend
to pay well and create spin-off jobs. The thirteen manufacturing companies are in nine different
industrial sectors.

The largest traffic volumes are on Market Street on the west edge of the area, in the core of the
central business district between the Market Street Bridge and E. 3rd Street. Somewhat surprisingly,
traffic is actually heavier in the project area on E. 3rd than on W. 3rd, across Market Street. 

The project area economy reflects a diverse economic base of small businesses and public sector
employers. While the market area is large the neighborhood itself has been shrinking in population
and traffic. The City and County economies are growing, but slowly. It will take time---decades---
to redevelop this area. In the next section we address the commercial markets and the extent to
which market forces can drive area redevelopment.
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3. Market Findings and Recommendations

This is an evaluation of potential market-based support for new development in the project area. It
represents an important input into the plan.  Sources of information for this analysis included the
following:

· Interviews with area real estate agents and brokers.
· Economic Modeling Specialists;  Central Pennsylvania Workforce Development Corp. 
· Comprehensive Housing Market Analysis, US Dept. of Housing and Urban Development,

Office of Policy Development and Research, Feb. 2013. 
· The Pennsylvania Data Center.

3.1 Economic Base

Market-based development potentials are largely a manifestation of underlying economic
conditions. Since 2000, the Williamsport area economy has seen tumultuous changes, declining
after 2001 and coming back strongly in 2008, largely due to growth in the natural gas sector. 

The current time is one of economic transition, in which new gas industry activity has decreased
because wholesale prices have decreased and regional gas pipelines have reached capacity. As
many new pipelines are completed and as natural gas export markets are opened, the natural gas
industry is likely to experience a second wave of growth. Other important economic sectors,
particularly service industries, are playing a greater role. The projections of growth in jobs and
population that form the basis of projected need for real estate development reflect this moderate
positive view of the next 5-10 years.

The different geographic locations in the project area have unique advantages and can capture
different types of the new development potential. There are three main areas. The “Old City” is
immediately east of the downtown. The E. 3rd Street “Gateway” includes the mixed commercial-
residential-industrial sections of the E. 3rd Street corridor north of I-180. The third major area
includes the Washington Boulevard corridor that connects the eastern part of Williamsport with
adjacent suburbs. Each of the market sectors responds to different factors. We see the strongest
potentials in the East End in three sectors: residential, retail and office-flex space. In the next
section we evaluate how the sectors relate to the project area and can be formed into a plan for the
area.

3.2 Market Sectors

Market projections provide a basis for allocating a share of potential development to the East End
project area. Key sectors and development opportunities are summarized below, based on data and
interviews with area property owners, developers and real estate brokers. 

Retail and Entertainment

The area population is very contained although project area access is good. Traffic counts are
relatively low and the capacities of the streets are limited. The key advantages of the East End are
proximity to the College and the downtown (for the Old City) and visibility from the interstate (for
the Gateway and 3rd St.). The current market suggests the opportunity for additional retail space.
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Moreover, in the future, population growth will drive retail development. 

The retail gaps (Exhibit 3-1) are opportunities for retail development.

The Old City has a larger market area (the 20-minute drive) because of its historic identity and its
connection with the downtown. 

Some of these types of stores are better prospects than others. In each case there are specific design
and development criteria that must be met for the use to make sense in a given location. Certain
types of general merchandise stores would be appropriate, including Dollar and Discount stores
that can use a 10,000 SF store. Outlet stores also represent another alternative market, considering
that few concentrations of outlet stores are available in the region.

It would seem desirable to have a strong entertainment/recreation component in the Old City as
new spaces are constructed and older buildings are renovated. A large number of citizen survey
respondents indicated a desire for more entertainment in the project area. Furthermore, the 2014
“Lycoming College Market Analysis” found a strong interest in entertainment and recreation uses,
as summarized in Section 2.6 of this report. At present there are several bars and restaurants that
occupy this niche but there should be more activity as the area improves, especially as Lycoming
College students become more integrated into the fabric of the area. Music venues, indoor/outdoor
cafés and other entertaining activities will come. There is no way to force this process except to
attract businesses that provide entertainment and recreation by showing the economic advantages
of this location. This will happen under normal market conditions as the area comes back. 

The Masonic facilities at 4th and Market streets are expansive but currently underused. They have
the potential of accommodating a great amount of additional cultural and entertainment offerings
and special events, as well as supporting conferences in coordination with nearby hotels.

One potential component of an active and entertaining environment is the farmers’ market. This
activity has been a prominent part of many downtown redevelopment programs in Pennsylvania
and throughout the nation. The farmers’ market that now serves Williamsport has been located just
a few blocks from the project area, on a city-owned parking lot at the corner of Hepburn and Little
League Boulevard, since 1993. It is open on Saturdays with 35 vendors and draws roughly 1,000
shoppers. One of its most important features is the large amount of parking available from
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institutions and retail locations in the immediate area. According to the market manager, Ann
Nordell, it is very unlikely that this market would relocate unless it were offered a significant
property with overhead covering and large parking lots in the immediate vicinity.  It does not seem
like a good candidate for relocation to the study area nor does the creation of a second farmers’
market seem like a good idea in the downtown environment.

Office

In the current market, there is an excess of office space in the region, as evidenced by a high
vacancy rate. However, the Project Area is a good office location for certain kinds of professional
(such as engineering and testing) and service businesses (such as credit unions and realtors) that
desire office space with immediately adjacent parking.

The project area includes several different types of potential new office locations. There is at least
one major site on the east side of Market Street at Canal Street, which would be suitable for a
corporate tenant and could include some general occupancy office space. Such tenants are rare, but
they exist and it is appropriate to have an excellent highly-visible downtown location that would be
suitable. 

There are also opportunities for office space in mixed-use structures in the Old City area. There are
limited examples of this type of tenant at a few locations in restored buildings on E. 3rd Street. This
market sector will grow as the identity of the area emerges. There are also several locations on E.
3rd Street and Washington Boulevard where free-standing offices and offices in mixed-use
complexes are possible. 

Finally there is an opportunity to develop an incubator business center. An incubator could be
oriented towards promoting new technologies, a specific industry sector, or be designed to promote
a wide range of start-up businesses, possibly with some shared services and facilities  provided on-
site. An incubator project would require a partnership among Lycoming College, Penn College of
Technology, the City, private business and other entities. A business incubator would also provide
practical entrepreneurship educational and internship opportunities for students of Lycoming
College’s Departments of Economics and Business. 

Flex Space - Office-Retail-Warehouse

In the current situation, the need for industrial space is declining in the Williamsport market area.
However, there is a potential need for the type of industrial property known as flex space. (Flex
space is shown in Exhibit 3-2 under the category of office since it is more like office space than
industrial). This type of development is nearly non-existent in Williamsport, but could be successful
and could be a use appropriate in East End locations that have suitable street access for trucks. Flex
space typically includes an office or sales component in the front, and a distribution, warehouse or
light industrial component in the back, with loading docks. The percentage of space in each type of
use can be easily modified based upon various tenant needs. An example of this type of space in
Williamsport is the flex component of Water Tower Square, located south of the project area
between I-180 and the Susquehanna River.  

Residential

There are several distinct market niches for which locations in the East End might be suited:
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· Young professionals, including singles and “mingles” working in the area, particularly in
the downtown and in medical centers in the area.

· Mature singles and “empty nester” households with strong, life-long connections to living in
Williamsport, especially households in transition to smaller quarters.

· Small households associated with Lycoming College, including students, alumni, faculty
and staff seeking housing in a lively urban environment near the College and the downtown.
There is a nationwide trend of persons seeking to retire near where they attended college.

In the current trend the residential situation is dynamic:

· The mid-rise (3-story) rental unit can offer a location in easy walking distance to the
downtown and with modern finishes. Conversion costs are often only affordable for
buildings with large footprints, due to fire code requirements. Projects of this type can be
“streetmakers” with stores or restaurants along the street frontage on the main streets.

· A townhouse complex of density at 20 units/acre with appropriate access controls in a prime
downtown location would be an attractive product from the market perspective (based on
demand and profitability).

In general the best product is a cluster of diverse units including mid-rise rental units that are easy
to rent and convert, and townhouses that should sell well. A range of types of residential
development are possible in the project area under any scenario.

· Additional information on housing needs is provided in Lycoming County’s 2012 Housing
Plan. The region experienced a spike in rental housing demand during the peak in the gas
drilling boom, but the demand has since subsided. Some additional rental demand may be
spurred by the large amount of pipeline construction that is planned.

Hotel

Development of the standard hotel product reached a peak in Williamsport in the past year,
reflecting the rapid growth of the oil and gas sector since 2008. It will probably take more than
seven years for this market sector to see new opportunities for additional rooms. However, the
importance of the hospitality industry in Williamsport and in the project area is clear and there is
unmet opportunity in the area for small Bed and Breakfast style accommodations, particularly
using historic buildings. A Bed and Breakfast Inn would require an approach tailored to the
demands of a small but significant market segment of visitors associated with Lycoming and Penn
Colleges, the health care sector, and outdoor recreation enthusiasts.

Keystone Opportunity Zone

There currently is a State Keystone Opportunity Zone incentive program for portions of the Project
Area, such as sites near 3rd and Penn streets. The KOZ program offers exemptions or reductions for
many types of State and local taxes, including local real estate taxes and State corporate net income
taxes. However, the program generally had a ten-year time-frame and will soon be expiring in most
locations.
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Exhibit 3-2

Market-Based Components of an East End Plan

Industrial Rating 1 Percent Share 2/ Space/Units Comments

Manufacturing j N/A N/A

Office

Office 5-10% 22,000-44,000 SF

    Mixed-use m

    Flex Office-Whse-Retail l 30,000-40,000 SF

    Incubator l 10,000-12,000 SF

Retail

Retail 15% 48,000 SF

    Specialty Retail l

    Limited Service Dining m

    Major Conv. Store/Gas Station m

Hotel

Hotel/Motel 100%

    Boutique/B&B l 10-20 Rooms

Residential

    Mixed-Use Apartments l 20% 100-120 Units

    Townhomes l N/A 20-30 Units

Source: Thomas Point Associates, Inc.

Notes: 1 "Rating" is relative strength of componet based on Area Fit and CMP.
2 Percent share is portion of projected 7-year demand (from Exh. 4-1).

No market exists for industrial 

development in East End Study 

Area.

Near-downtown locations offer 

best prospects for residential 

development.

Market Share: 7-year Target (Percent of Total 

(From Exh. 4-1))

Office market is weak but study 

area offers diverse opportunities 

for new types of office products.

There is opportunity, though 

limited, for retail in mixed-use 

projects on major streets.  

Hotel market is saturated but a 

small B&B could be successful in 

later stage of implementation of 

area plan, if tied to College(s) and 

health care markets.

weak strong

j k l m n

Evaluation Code



3.3 Conclusions

In the current market, demand is strong for several different types of real estate development,
provided that there is a plan that shows the coordinated redevelopment of the area and related
public and private improvements. 

· The most marketable product (based on demand, profitability and risk) is the residential
cluster of townhomes and mid-rise rentals/condos with a range of price points. 

· Market gaps suggest that there are opportunities for retail and restaurant development in a
variety of businesses at different locations in the project area. Retail development can take
different forms in different parts of the area.  

· Flex space demand is potentially strong with the right kind of product and location. There
are few alternative locations for small business owners who require this type of space as
good as an East End location; interstate visibility is the major asset. 

A primary objective is to enliven streets and increase densities in a “sustainable” form with  
buildings that can be recycled into other uses depending on market demand. The concept usually
features a variety of housing types, shared parking, civic space, public art, murals, an attractive
pedestrian environment and mixed commercial uses. Temporary or permanent displays of public art
and sculpture can become part of the Lycoming Art Alliance’s plans for an Avenue of the Arts along
much of the length of 4th Street. Sidewalk cafes should be encouraged. Free Wi-Fi service should be
offered by additional commercial businesses to attract customers.

There are some challenges and potential disadvantages:

· The size of the project area makes it possible to achieve scale and development threshold
that will create an identity for the place.

· The flex building is more expensive to construct because of fire separation requirements.
· It will important to have public parking in key locations in order to increase densities. Most

parking should be to the side or rear or within block interiors in order to make best use of
prime sites.

· Diverse ownership of small parcels will make it difficult to coordinate decisions and reach
agreement.

The level and types of development that the plan proposes are small in this market context, given
regional growth in recent years and projected demand. While the East End is not the premier
location in the Williamsport region, the level of market capture proposed here is modest and can be
achieved in the context of a plan that motivates the community. 

18



4. The Development Plan

There are four major components of the proposed development plan. These include both public and
private investments in the area. The intention is to use initial public investments to begin to change
the perception of the area and stimulate private development. Once that process begins the
redevelopment pace will accelerate and the levels of private investment will increase.

4.1 Streetscape

The plan emphasizes streetscape improvements along 3rd and 4th Streets from Penn to Market, along
Mulberry south of 4th, and along Basin south of 4th Streets to Via Bella. The goal is to provide more
pedestrian-friendly connections between Lycoming College, commercial corridors and the
downtown. These streetscape improvements should include replacement of sidewalks where
needed, use of decorative brick pavers along the curb, planting of additional street trees, installation
of historic styles of street lights, upgrading of ADA/wheelchair ramps at corners, and installation of
crosswalks.  

PennDOT is currently proposing to complete a reconstruction of 3rd Street west of Basin Street in
approximately 2018. It may be possible for the City to enter into an agreement to have streetscape
work completed by the same contractor at the same time, which could result in cost savings. The
City would need to provide the funding of the additional streetscape costs, such as through a federal
or state grant. As a result, PennDOT has said that the City would need to provide a conceptual
streetscape plan by end of 2015, so that it could be considered in their engineering design work. 

The timing of other phases of streetscape improvements would vary with available grant funding. In
any case, the work is intended to occur in phases.  

Typically, the upgrading of the ADA/wheelchair ramps is required to be completed by PennDOT
whenever they reconstruct a road, so that would not be an expense for the City. 

Along 3rd and 4th Streets between Market and Penn Streets, “bulb out” curb extensions should be
constructed at main street corners so that pedestrians have less distance of street to cross.
Particularly where there is on-street parking on the same side of the street, these curb extensions
can be placed in a manner that does not interfere with turning movements by buses or trucks. This
is because the curb extensions take up room where parking is prohibited, but do not intrude into the
travel lanes.

Except for these bulb-outs curbs, changes to the actual width of the cartways of streets should be
avoided unless absolutely necessary, because of the high expenses that can result. 

Textured colored crosswalks that are highly visible should be installed at main intersections along
Basin, 3rd and 4th Streets west of Penn Street.

Where sidewalks are going to be reconstructed, the design should maintain a main pedestrian /
wheelchair path of at least 5 to 6 feet width in concrete. The use of concrete for the main pathway is
intended to result in a consistently level surface over time, compared to if different materials would
be used. This main concrete pathway minimizes tripping risks and provides a consistent tread for
wheelchairs. Also, this type of design does not require the replacement of existing concrete
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Examples of Potential Streetscape Design 
Elements for the Old City Section of Williamsport

Sidewalk, Street Lights and Street Trees

The main pedestrian tread will be the most durable and
resistant to tripping hazards if concrete is used.
Un-mortared pavers can be used as accents along the
curb.  Pavers can also be placed on a base that promotes
groundwater infiltration.

Street tree species need to be carefully chosen to avoid
susceptibility from road salt, to avoid upheaval of
sidewalks, and to avoid conflicts with any overhead
utilities.  

Streetlights should be decorative in nature, with a
historic style.  Modern LED lighting is much more
energy efficient than older types of street lights. 

  

Crosswalks

Pedestrian crosswalks should have highly visible and
colored designs.  Materials should be used that have
color throughout, as opposed to simply adding color to
the top of the asphalt, which wears off quickly.

Bike Racks

An inexpensive method of providing bike parking can be created
if parking meters are being replaced with pay kiosks.  The
parking meter posts can be turned into bicycle parking stands by
securely welding another piece of metal onto the post. 



Some custom-made bicycle racks can become pieces
of public art.

Outdoor Cafes

A reasonable set of standards should allow use of part
of the sidewalk for outdoor cafes for adjacent
restaurants.  Where residences are nearby, there
should be limits on late night hours of operation of
the outdoor seating.   

Bus Passenger Shelters

These shelters are valuable to provide shelter from
the snow, ice and wind for persons waiting for buses. 
In addition to standard plexiglass designs, a bus
shelter can also become a decorative feature.

Conversion of an Alley Into a Walkway or Cafe

Part of a rear or side alley can be converted into a 
pedestrian walkway, such as to connect rear parking 
areas to front entrances of businesses.  It can also 
serve as outdoor café space.  The alley can be 
designed to still serve service vehicles during 
certain hours of the week.



Tree Trenches

New street tree installations can be designed to 
direct some of the stormwater runoff into
engineered trenches under street trees.  This method
provides irrigation for the street trees and helps to
reduce runoff and filter out pollutants. 

  

 
Urban Rain Gardens

Planted “rain garden” areas can be incorporated into
new sidewalks to promote groundwater recharge,
filter pollutants from runoff and provide greenery. 
Plants need to be chosen that are suitable for high-
moisture conditions.

Every city is under obligations under Federal MS-4
regulations to take measures to improve the water
quality from stormwater runoff.  These types of tree
trenches and rain gardens can be placed in the right-
of-way when adjacent construction is already 
occurring, in order to help meet these requirements.
Often, they are installed when a “bulb-out” curb
extension is constructed to improve a pedestrian
crossing.



Streetscape Cost Estimates

It is difficult to estimate the costs of streetscape improvements without a more detailed analysis.
For example, costs can vary with the amount of existing concrete sidewalks that can be reused, the
amount of wiring that needs to be replaced or moved underground, whether there are underground
vaults, whether the storm drainage inlets are in good structural condition, and many other factors. If
PennDOT completes all of the handicapped ramps as part of their 3rd Street reconstruction project,
that will lower costs. Costs also vary with the level of competition among contractors, which is
affected by the number of other construction projects underway in the area.

A portion of the improvements could be accomplished by the developer of immediately adjacent
parcels. Also, the City has the option of covering portions of the cost by charging a front-foot
assessment by ordinance to the owners of adjacent lots. That front-foot assessment is particularly
fair when a block has existing sidewalks in poor condition that need to be replaced in any case. 

The following rough estimates are provided for the sole purposes of providing an idea of the order
of magnitude of potential costs. A detailed assessment of sidewalk conditions was not part of this
Scope of Work. The following estimates assume an average cost per linear foot of street frontage of
$465, including engineering costs, where most or all of the sidewalk would need to be replaced.
However, in blocks where portions of the concrete sidewalks appeared to be generally good
condition, the average cost per linear foot was reduced to approximately $262 per square foot. That
cost would include saw-cutting an average of two feet of concrete along the curb to allow for the
installation of street trees, new wiring, period street lights and pervious pavers, while leaving the
remainder of the existing concrete sidewalk in place. 

These estimates assume that tree grates would not be used around street trees.

As a result, the following rough cost estimates apply per block: 

- Both sides of 3rd Street, from Market to Basin Streets  $1,055,000
- Both sides of 3rd Street, from Basin to east of Penn Street   $   451,000
- Both sides of Basin Street, from Via Bella to 4th Street  $   898,000
- South side of 4th Street near Franklin Street intersection  $     56,000
- Both sides of Mulberry Street from Willow southward to Church Streets  $    316,000
- Both sides of Penn Street from Willow southward to 3rd Street  $    242,000

Total Estimated Costs $3,018,000

Visual Image

The appearance of the Project Area from I-180 needs to be improved, to attract investment and
visitors. Code enforcement is needed to require repair or demolition of deteriorated buildings.
Where an unattractive feature cannot be easily improved, the views can be filtered through tree and
shrub plantings.

4.2 Site Development

A series of Concept Site Plans were prepared to show potential re-development of key sites in the
project area. One objective is to strengthen the streetscape with buildings placed close to the main
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streets. The intent is to create an interesting urban fabric that will encourage people to walk
throughout the main corridors, and to connect the Old City area and Lycoming College with the
downtown. Another objective is to place new parking in less visible locations, such as behind the
backs of buildings or within the interior of blocks.

Most new buildings will be more marketable if there was some on-site parking, particularly for
residents, for top staff of business tenants, and for customer parking. Other employee parking may
be able to be accommodated within a reasonable walking distance at an off-site location.

It would be desirable to have parking constructed below buildings or in parking structures.
However, those arrangements greatly increase the cost of parking construction and maintenance
costs, particularly because substantial areas of land are consumed for ramps. First floor parking
along main streets should be discouraged because it would interfere with street-front commercial
uses. The back of a multi-story building could be built on piers, with parking taking the place of the
back of the first floor.

Existing parking on less visible blocks (such as along Church and Canal Streets) should be retained.
As parking demand increases with new development and as some existing parking is displaced by
new buildings, the City Parking Authority should examine whether additional public parking will
be needed in the area. Sites near 3rd and Mulberry Streets are within walking distance of the modern
parking deck west of Market Street. However, it is not easy for pedestrians to cross Market Street,
particularly at locations other than 3rd Street. Employees of businesses who park at that parking
deck would likely mainly cross Market Street during times of peak hour traffic. There is a center
“refuge” island at Market and Church Streets, which allows pedestrians to cross one direction of
traffic at a time.

A large number of permit parking spaces are currently located on a privately-owned surface parking
lot east of Market Street, south of Church Street. The lot is leased to the Parking Authority. If this
lot would be used for new development, these spaces would need to be relocated. Alternatively, this
lot might conceivably be purchased by the Parking Authority for an additional parking deck.

Another alternative would be to combine one or more levels of a parking structure with other uses.
For example, as described later, a parking structure could be combined with offices at the
northwest corner of 3rd and Mulberry streets.

If the concept plans would be carried out, two Parking Authority lots and a Lycoming College
parking lot would be displaced by new development. Ideally, new parking would be located in a
location that is not prime for new buildings, such as the interior of blocks or on minor streets. One
option to replace this parking would be for the Parking Authority to acquire an option to purchase
or a right of first refusal to purchase the surface parking area that is east of Mulberry Street,
between Church and Canal Street. The parking on the block is currently divided into three different
owners. The area could operate as a Parking Authority surface lot until such time as sufficient
demand exists to construct a parking structure. There may be other opportunities for a parking
structure location, particularly if an entity is planning on an expansion in employment nearby. A
commitment to expand employment can also open up increased opportunities for federal or state
grants to subsidize the capital cost of the parking structure.

The Concept Plans could accommodate many different uses within the buildings that are outlined.
The intent is that the street frontages along 3rd, 4th and Market Streets in the Old City area should be
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occupied by active pedestrian-oriented uses, such as retail stores, restaurants, entertainment
businesses and personal service uses. Offices and residential uses should be placed on upper stories,
or possibly within the rears of buildings. The Zoning Ordinance should be revised (as described
below) to allow for the private market to function within a range of allowed uses.

Lycoming College is currently engaged in a master planning process that will consider various uses
in new buildings that may be constructed by the College. It is possible that the College could
partner with a private developer, such as by requiring some of their students to live in upper stories
of a new building that would be built by a private developer, and which could possibly use college-
owned lands. Typically, most new housing being built for college students involves apartments (not
dormitories) and is geared towards students who have completed at least their freshman year.

It is assumed that the multi-use and college buildings would be three stories. However, the actual
heights will vary with demand for the space. Buildings on the prime sites in the CBD district should
have a minimum of two stories. Flex-space buildings (which would be outside of the CBD) are
typically a single story.

The Existing Land Uses Map in the Appendix also highlights sites throughout the Project Area that
have opportunities for redevelopment. Among those sites, four land areas were prioritized by the
Plan Committee as having the greatest potential. The following are descriptions of the potential
development on each of the four land areas:

1. Southwest corner of Mulberry and 3rd Streets - The Concept Plan shows a building that is
envisioned to have commercial uses on the first floor and apartments on the upper stories.
The building footprint is 19,000 square feet. The site is projected to have 18,000 square feet
of usable commercial space and 38,000 square feet of apartment space, which is estimated
to accommodate 34 apartments. Approximately 65 parking spaces could be accommodated
by the design.

2. Northwest corner of Mulberry and 3rd Streets - The Concept Plan shows a building that is
envisioned to have commercial uses on the first floor and apartments on the upper stories.
The building footprint is 14,500 square feet. If the back of the building was built with first
floor vehicle parking, the first floor footprint would be approximately 10,000 square feet. As
a result, the site is projected to have 9,000 square feet of usable commercial space and
29,000 square feet of apartment space, which is estimated to accommodate 26 apartments.
With spaces under the back of the building, 50 parking spaces could be accommodated by
the design.

An alternative for this site could involve a combination of office uses (such as an expansion
of operations of the nearby Jersey Shore State Bank) and parking. If the site would be
developed as described above, but with offices replacing the upper story apartments, and
with the rear part of the upper levels of the building extending over part of the surface level
vehicle parking, it would be possible to accommodate 38,000 square feet of office space
within 3 stories, plus 50 parking spaces. 

Another alternative would be to develop the site with two or more levels of enclosed surface
parking, with office space above the parking. In that case, a major federal or state grant
would probably be needed to subsidize the cost of constructing the parking structure. 
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While underground parking would be desirable, the construction costs of underground
parking are often twice that of an above-ground parking structure, and the operating costs
of underground parking are also much higher.

Ideally, any development of this site would include at least one street level commercial use
facing onto 3rd Street.

3. Northeast corner of Mulberry and 3rd Streets - The Concept Plan shows a building that is
envisioned to have commercial uses on the first floor and apartments on the upper stories.
The building footprint is 11,000 square feet. The site is projected to have 10,000 square feet
of commercial space and 20,000 square feet of apartment space, which is estimated to
accommodate 18 apartments. Approximately 23 spaces could be accommodated by the
design. 

4. Southwest corner of 4th and Basin Streets - This building is envisioned to accommodate uses
of Lycoming College. If the College desires to have a major view down the length of Basin
Street to a prominent building or feature north of 4th Street, then a building on this site could
be shifted to the west. The Concept Plan shows a building with a 14,500 square foot
footprint. If the building had three stories, it could include 43,500 square feet of college
space. The building is envisioned to mainly be served by the existing parking lot to the west,
or by the main college parking lots. 

5. Northwest corner of 3rd and Basin Streets - This building is envisioned to accommodate
uses of Lycoming College. The site is currently a parking lot that is owned by Lycoming
College. If the College desires to have a major view down the length of Basin Street to a
prominent building or feature north of 4th Street, then a building on this site could be shifted
to the west. The Concept Plan shows a building with a 15,750 square foot footprint. If the
building had three stories, it could include 47,250 square feet of college space. The Concept
Plan shows approximately 42 on-site parking spaces. If the upper stories would be used for
apartments, it is estimated that 28 apartments could be accommodated. 

6. Northeast corner of 3rd and Penn Streets - This site could potentially include a major
convenience store with gasoline pumps. The retail building is shown as 4,750 square feet.
The design as shown could accommodate 66 parking spaces. An alternative design was
prepared that showed the retail building closer to the intersection of Penn and 3rd Streets.
However, that design resulted in a loss of approximately half of the parking spaces. Those
spaces are needed for peak breakfast and lunchtime hours of a successful chain convenience
store.

7. Southeast corner of 3rd and Penn Streets - This site could potentially accommodate a 22,500
square feet flex-space building, with a mix of office, sales, service and warehouse spaces.
The intent is that customer and employee parking would be provided on the Penn Street
side, and trucking uses would operate from the east side of the building.
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West Concept Plans 
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Central Concept Plans
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Alternative Concept for Convenience Store Site
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East Concept Plan
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8. Northeast corner of 3rd and Railway Streets - This site involves an awkward lot line
configuration, and seeks to reuse an existing older brick on the east end of the site. The
Concept Plan shows a 12,400 square feet commercial or flex-space building. It could either
be a single tenant or multi-tenant. The site was designed to have customer parking in the
front and trucking operations in the rear. The main asset of the site is the high visibility from
I-180. The Concept Plan shows 55 parking spaces. 

Estimated New Real Estate Tax Revenues

New real estate tax revenue can be expected if the key sites are developed as illustrated on the
Concept Plans and described on the previous pages. These estimates were based upon assessed and
sales values of various existing properties in the City and the region, as well as the common level
ratio, which estimates the difference between assessment values and market values in Lycoming
County. The actual assessment values will vary with many factors. 

1. Southwest corner of Mulberry and 3rd Streets - The site is projected to have an assessed
value of $3,344,000. This would be expected to generate annual real estate tax revenues of
$42,100 to the City, $51,000 to the School District and $19,200 to the County. 

2. Northwest corner of Mulberry and 3rd Streets -  The site is projected to have an assessed
value of $2,176,000. This would be expected to generate annual real estate tax revenues of
$27,400 to the City, $33,200 to the School District and $12,500 to the County. 

3. Northeast corner of Mulberry and 3rd Streets - The site is projected to have an assessed
value of $1,808,000. This would be expected to generate annual real estate tax revenues of
$22,700 to the City, $27,600 to the School District and $10.400 to the County.  

4. Southwest corner of 4th and Basin Streets - This building is currently envisioned to
accommodate uses of Lycoming College that would be exempt from real estate taxes, such
as classrooms, other educational spaces and/or offices for college staff. Certain other taxes
would still apply, such as the Local Services Tax on employees.

5. Northwest corner of 3rd and Basin Streets - This building could include uses that are tax-
exempt, or not. If the building would be privately owned, the building would likely be
taxable, even if it is used for student apartments or if individual uses are leased for college
or other tax-exempt uses. Some college-owned uses may also be taxable, such as a
bookstore that also serves the general public. If we assume that the building is taxable, the
site is projected to have an assessed value of $2,768,000. This would be expected to
generate annual real estate tax revenues of $34,800 to the City, $42,200 to the School
District and $15,900 to the County. 

 
6. Northeast corner of 3rd and Penn Streets - The site is projected to have an assessed value of

$1,300,000. This would be expected to generate annual real estate tax revenues of $16,400
to the City, $19,800 to the School District and $7,500 to the County. 

7. Southeast corner of 3rd and Penn Streets - The site is projected to have an assessed value of
$900,000. This would be expected to generate annual real estate tax revenues of $11,300 to
the City, $13,700 to the School District and $5,200 to the County.  
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8. Northeast corner of 3rd and Railway Streets - The site is projected to have an assessed value
of $496,000. This would be expected to generate annual real estate tax revenues of $6,200 to
the City, $7,600 to the School District and $2,900 to the County. 

If the above tax revenues are added together, it would result in the following estimated new annual
real estate tax revenues:  $160,900 to the City, $195,100 to the School District, and $73,600 to the
County, for an estimated total of $429,600 per year. 

In addition to real estate taxes, there is a one percent real estate transfer tax (0.5 percent to the City
and 0.5 percent to the School District), but that tax is only are received when a property is sold.
There also is a City Local Services Tax of $52 for each person employed within the City, except for
some part-time and lower-income workers. In addition, there are City gross receipts taxes (Business
Privilege and Mercantile Taxes) for most types of businesses other than manufacturing. For
example, for every $1,000 of gross receipts for a retail business, there is a tax of $7.50, for a rate of
0.75 percent. The rate for wholesale businesses is 0.5 percent.

Within Williamsport, a 0.5 percent earned income tax is charged to persons who work within the
City but do not live within the City. That tax is not only charged to persons employed in businesses,
but also persons who work for colleges, hospitals and other institutions. Residents of Williamsport
pay a 0.5 percent earned income tax to the City and a 1.5 percent earned income tax to the School
District.

4.3 Renovation / Reuse of Older Buildings

It is valuable to generate additional interest in the historic and older buildings in the City, and to
promote their rehabilitation and reuse in a sensitive manner. This may involve additional historic
markers, historic walking tours (both guided and an online self-guided tour), and distribution of
information about the City’s history.

Links should also be publicized to free online information or proper ways to rehabilitate and
restore historic buildings, including the extensive “Preservation Briefs” series of the National Park
Service.

The City’s Code Enforcement Staff and the Construction Code Board of Appeals can cooperate in
making historic rehabilitation feasible by a willingness to utilize the flexible provisions that exist in
the State Construction Codes. Those provisions can allow an applicant to show that an alternative
method of construction within a historic building can meet the same objective (such as fire safety).

Flexibility in parking standards in the zoning ordinance can also help make it feasible to reuse
older buildings, such as allowing shared or off-site parking. The Zoning Hearing Board can be
given authority in the zoning ordinance to modify certain dimensional standards for a historic
building, without needing proof of a legal hardship.
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4.4 Transportation

The goal is to incorporate the “Complete Streets” concept into transportation planning for the
southeastern area of Williamsport. Complete Streets involves fully considering all users within a
public right-of-way, instead of placing the full emphasis upon moving larger volumes of vehicle
traffic at higher speeds. Complete Streets involves full consideration of pedestrians, bicyclists,
persons in wheelchairs, and persons using public transit. It also considers users of the public
sidewalk, such as for cafes, bicycle parking, street trees and other users.

Complete Streets should include adding street trees and amenities for pedestrians, such as shelters
for bus riders. Also, there is a greater emphasis on pedestrian signals and highly visible crosswalks
(such as using colored textured materials). 

The City may also be able to meet some of the new federal storm water requirements by adding
landscaping, rain gardens and tree trenches that filter pollutants from runoff and allow some runoff
to recharge into the groundwater.

The current one-way traffic patterns are confusing to many visitors and require some circuitous
routes to reach some businesses and parking spaces. 

The recommendation is to eventually turn the one-way segments of 3rd and 4th Streets east of Market
Street into two way traffic, as well as the one way segment of Basin Street into two way traffic.
However, in a meeting with PennDOT officials, it was stated that any changes in traffic patterns
that are adjacent to Market Street would require a much more extensive and expensive traffic study,
because it would need to consider the effects of turning movements on the high volumes along
Market Street. Changes to the one-way traffic patterns along 3rd and 4th Streets west of Market
Street are not currently proposed. 

Therefore, it is recommended that the changes from one-way to two-way traffic initially be limited
to 3rd and 4th Streets east of Mulberry Street and to Basin Street south of 4th Street. At 3rd and
Mulberry streets, a westbound left-turn lane could be added to southbound Basin Street. A traffic
study will still be required by PennDOT before any two-way traffic changes would be authorized,
but a study for the areas east of Mulberry Street would be much less expensive. 

The conversion of Basin Street to two-way traffic between 3rd and 4th Streets would require
improvements by Lycoming College, which owns much of the adjacent land. The intersection of
4th/Franklin/Basin Streets is awkwardly aligned, which would become problematic if there is two-
way along 4th and Basin Streets. A turn lane would probably be advisable along Basin Street at
approaches to 3rd and 4th Streets, which would require widening at those ends. The awkward angles
could be reduced by acquisition of property on the north side of the intersection. A less desirable
realignment could involve College owned land at the southeast corner of the intersection. A third
option could involve the construction of a roundabout at the intersection, similar to the roundabouts
that have been constructed along Via Bella. A roundabout would consume more land, but could be
valuable as an attractively landscaped feature in the area.

The intent is that Basin Street between 3rd and 4th. Streets would become a main entrance to
Lycoming College from I-180. The current prohibition of parking along Basin Street between 3rd

and 4th Streets would be continued unless there would be funding for a major widening of Basin
Street.
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Additional turn lanes may be needed, such as on Penn Street approaching 3rd Street. Depending
upon new traffic, a signal could potentially be needed in the future at 3rd and Penn Streets. 

Some of the traffic signals in the area are in need of upgrades, which could be accomplished as part
of the conversion to two-way traffic. As part of any traffic signal upgrades, pedestrian “Walk”
signals would be required, which would be desirable in any case.

4.5 Zoning

The City’s Zoning Ordinance mainly regulates the uses and intensities of development. Different
parts of the City are divided into various zoning districts, that allow certain uses of land and
buildings and include a set of dimensional requirements. The current Zoning Map as it applies to
the Project Area is shown on the following page, and is not currently proposed to be changed.

A draft zoning amendment that would change some of the text of the Zoning Ordinance has been
prepared to carry out this Plan, as an initial implementation step.

The City’s development regulations already include extensive landscaping and buffering
provisions. The draft amendment would add a specific standard of a minimum of one shade tree for
every 10 new parking spaces (other than underground or structured parking). This tree standard
would be in addition to street trees.

The CBD zoning district was extended eastward to Penn and 3rd streets in 2009. The intent is to
create an extension of the downtown in form and function, while mirroring elements such as having
buildings constructed close to the street.

Penn Street should continue to be the dividing line along 3rd Street between the more pedestrian-
oriented CBD Central Business District zoning district and the CS Commercial Service zoning
district (which allows a wider range of commercial and light industrial uses). An alternative would
be to use Penn Street as the border between the CBD and CS districts along both sides of Church
Street. 

The CBD district is intended to provide for many types of residential and commercial uses, while
not allowing types of commercial uses that are more likely to conflict with a pedestrian-orientation,
such as auto repair and auto sales uses. The CS District is intended to allow for a wide range of
commercial uses, plus certain compatible light industrial and warehouse uses, such as types
typically found in a flex space building.
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Central Business District Zoning District

There already are a set of design standards for the CBD zoning district, which are included in the
City Subdivision and Land Development Ordinance. These provisions should be reviewed to make sure

they serve the intended objectives in the least burdensome manner that is practical. Blank walls should
continue to be prohibited along main streets. Instead, there are requirements for window openings
along main streets. Long buildings can be required to include variations in setbacks, architectural
details or other features that make them appear to be two or more different buildings.

Many types of college-related uses should continue to be allowed in the CBD district to encourage
college-related activities to extend into Old City and closer to the downtown. In addition to serving
Lycoming College uses, this provision could also accommodate branch campuses of other colleges,
which frequently operate from office buildings.

Within the CBD portion of the Old City area, there should be requirements that new principal
buildings must be constructed close to the main streets, unless there is a pedestrian plaza or café
between the building and the street. New vehicle surface parking should not be allowed to be
constructed in these CBD areas in the area between the principal building and a main street. Instead,
vehicle parking should be required to be placed to the rear of buildings, or to the side of buildings
when placement to the rear is not feasible.

New front doors of new principal buildings should be required to be placed close to the street.
Where parking is located to the side of a building, a front entrance near a front corner of the
building can often serve both sidewalk traffic and traffic from a parking lot.

Care is needed to make sure that any drive-through commercial uses do not cause conflicts with
pedestrian traffic.

The current provisions for apartment construction in the CBD district should be relaxed. A high
density should be allowed. Apartment construction should be allowed as a permitted by right use, if
there is a street-frontage first floor commercial use in the same building.

Currently, no parking is required for uses in the CBD district, which extends into most of the Old
City area. One option (which is not currently recommended) would be to require that a minimal
amount of parking be required for new large buildings (such as over 30,000 square feet in floor
area).

Commercial Service Zoning District

The provisions in the CS district are intended to continue to allow a wider range of business uses
than within the CBD district. For example, auto sales, vehicle repair, gas stations and light
industrial uses should be continue to be allowed in the CS district, but not in the CBD district. The
current uses allowed in this district need to be examined to make sure that a full range of business
uses are allowed, including the typical mix of uses found in flex-space buildings. Consideration
should be given to allowing four story buildings, instead of the current three story maximum height.

There already are a set of design standards for the CBD zoning district, which are included in the
City Subdivision and Land Development Ordinance. The most important of those standards should
also apply to portions of the CS district that are within 1,000 feet of the CBD zoning district. For
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example, blank walls should continue to be prohibited along main streets. Instead, there are
requirements for window openings along main streets. Long buildings can be required to include
variations in setbacks, architectural details, rooflines or other features. 

Wherever parking is required (outside of the CBD district), it should continue to be allowed to be
provided on a nearby lot if there is a method in place to guarantee that the off-site parking continues
to be available. Parking could be exempted from being required if there is a municipal parking lot
or deck nearby, or if the applicant pays a fee-in-lieu of providing parking. Any fees-in-lieu of
parking would be required to be used by the Parking Authority to provide additional parking in the
area. 

There should be stricter regulations and stricter enforcement of junkyards and storage of junked
cars.

Commercial Zoning District 

This CC district includes most of the Washington Boulevard corridor, and is intended to allow for a
compatible mix of commercial and residential uses. The uses should be reviewed to make sure that
all desirable types of businesses are allowed, and to make sure there is adequate protection against
nuisances and hazards for adjacent homes and for adjacent residential districts. The maximum
floor-to-lot area ratio is only 1.0. This standard could make it hard to intensively redevelop one lot,
if parking is provided on an adjacent lot. The draft zoning amendment proposes to remove this
floor-to- lot area requirement.

Institutional Zoning District

The INST Institutional zoning district in this area mainly includes properties owned by Lycoming
College. The boundaries of the district should be periodically re-examined. However, there would
be less need to extend the Institutional District boundaries if college uses continue to be allowed in
adjacent business zoning districts. 

The goal in the Institutional District should be to continue to allow significant flexibility in
development in the core campus with few dimensional requirements, while placing most controls
(such as limited heights, setbacks and landscaped buffers) on sites that are next to existing
dwellings in a residential zoning district.

Demolition of Historic Buildings

Currently, the demolition of historic buildings is mainly regulated in one Historic District
(“Millionaire’s Row), which includes the 3rd and 4th Streets corridors west of the downtown.

The City will need to decide if it wishes to regulate the demolition of important historic buildings in
parts of Williamsport that are outside of the current Historic District. The City has the option of
using its zoning ordinance to regulate demolition. Provisions in a zoning ordinance would not be as
all-encompassing as Historic District regulations. Instead, the zoning ordinances would only require
that zoning approval be obtained before all or part of a building could be demolished. The approval
would be required to be obtained from City Council or the Zoning Hearing Board, depending upon
how the zoning provision was written. The applicant would need to show that there was a valid
reason for the demolition, such as the building not having any viable cost-effective reuse. However,
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this process would not regulate changes such as window replacements, changes in roof materials or
new construction.

The relevant provisions of the Pennsylvania Municipalities Planning Code provide City Council
with the authority to decide which buildings are significant enough to justify regulatory controls on
their demolition. There is no requirement that a municipality regulate every building that is old. For
example, if a building was extensively modified from its historic appearance or is currently in very
poor condition, that building could be deleted from the list of buildings that have demolition
regulations.

These types of zoning provisions are not recommended at the present time, but should be discussed
after the Lycoming County Planning Commission has completed its new Heritage Conservation
Plan.

4.6 Trails and Recreation

The Susquehanna Riverwalk is a popular and scenic recreation trail that stretches along both sides
of the Susquehanna River in a loop. Along the north side of the river, the trail is constructed along
the top of the flood control berm. However, the trail is not currently easily accessible from the Old
City area and adjacent neighborhoods. There are pedestrian access ramps near the Market Street
bridge, and there is a pedestrian overpass at Chestnut Street. The next pedestrian access point is
from Commerce Park Drive, which requires a circuitous route using heavily traveled Northway
Road, including crossing over busy ramps to I-180.

It would be desirable to have another pedestrian and bicycle access point to the trail. The most
likely possibility would be to use the Basin Street underpass under I-180, and then constructing a
trail segment. For example, a trail segment west of Basin Street would need to cross the railroad at
a new at-grade crossing on land that is owned by the Williamsport Sanitary Authority. Permission
would need to be obtained from the SEDA-COG Joint Rail Authority, which controls the railroad
line. A railroad crossing at this location does not have severe slope obstacles. While it is not a
heavily traveled or high-speed main rail line, there are still concerns about safety, particularly for
recreational users using ear buds. There could be construction of crossing gates and lights for
bicyclists and pedestrians, and fencing to limit crossings to one location.

Another option would be to extend a trail alongside the Williamsport Wastewater Treatment Plant
to use an existing underpass under the railroad. A third option would be to consider a pedestrian /
bicycle overpass of the railroad.

Parks and recreation needs of residents also need to be considered, particularly as new residents
are attracted to Old City. Statistical studies show that new market-rate upper story apartments
typically result in few children as residents. Most recreational needs of residents of the Project
Area can be well-served by Brandon Park. The streetscape improvements are intended to link with
the planned Riverfront Trail access west of the Basin Street ramps.

As new housing increases, consideration could be given to adding a new Dog Park at a location
that is not near residents, such as somewhere near the flood berm.
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Section 5: Funding and Implementation

5.1 Implementation Plan

The Old City-East End Redevelopment Strategy has been prepared under the direction of a 
committee of community leaders and in a comprehensive and interactive community engagement
process. As a result, the Plan should gain broad support and momentum within the community.

For the Plan to become reality, it will be important to use this support in order to implement the
various concepts it proposes. The key to seeing the recommendations take shape will be to establish
a proactive process to carry them out that draws on the energy and resources of the City and its
partners. 

Here we address the key questions of implementation:

· Responsibility:  what entity will lead the implementation of the specific action and what
coordination will be required.

· Cost and funding sources: how much funding will be needed for both capital and operating
costs and what sources are available. It should be noted that State government is in a period
of adjustment to new policies and programs that will result from the recent change in
governor. The names and descriptions of programs as they exist now may change and new
programs may become available. As these plans progress, it will be appropriate to meet with
officials of the State Department of Community and Economic Development, which
controls the largest number of potential funding sources.

· Timing:  when will implementation start and how long will it take.

5.2 Five Strategic Initiatives

The elements of the plan are five strategic initiatives that can be implemented in a phased approach:

1. Basin St. Gateway Redevelopment 
2.Traffic and Transportation
3. Private Development Projects
4. Branding
5. Zoning

This section presents a suggested series of implementation actions to accomplish these initiatives. It
should be noted that implementation for some actions recommended in this plan is already
underway. The draft revised zoning amendment was prepared as part of this study. The City is
currently reviewing proposals from transportation consultants to conduct an initial traffic study. 

There are some implementation tools that could be used in the near future. The low-interest loan
program that the Chamber of Commerce manages could be used to encourage new development in
the project area. The City has already used the “LERTA” tax abatement mechanism elsewhere in
the City and these incentives could be extended to portions of this project area.

The five strategic initiatives are:
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1. BASIN ST. GATEWAY STRATEGIC INITIATIVE: The leading strategy and action of the plan is the
redevelopment of Basin St. to create a strong connection between the Basin St. exit of I-180 and the
Lycoming College campus edge at the north end of Basin St. and to serve as a “gateway” to the
East End and the Old City.

The most important steps in the implementation of this strategic initiative are the following:
· Traffic study; see No. 2, below.
· Completion of the Lycoming College Master Plan.
· Negotiations and acquisition of real estate.
· Rehabilitation of the Eagles Building.
· Detailed streetscape design plan.
· Evaluation of a Basin St.-Riverwalk bikeway connection.
· Development of a plan for appropriate signage to convey the Gateway concept.
· Evaluation of historical signage: sites, concepts.

The leading entities for implementation will be the City and the College. It may be appropriate to
establish a working committee or task force, with participation by the City Council, to oversee each
step in the specific process of creating the Gateway. This could be a subcommittee of the entity
created to implement the plan, as discussed below.

Various funding sources identified in Exhibit 5-1 may be useful to implement specific aspects of
this process.

2. TRAFFIC, TRANSPORTATION AND STREETSCAPE STRATEGIC INITIATIVE: A core strategy of the
plan is to rebalance the transportation network to include improved circulation, an improved
connection between Lycoming College and I-180, a cohesively connected sidewalk and greenway
system, strategically located on-street parking, pedestrian amenities and bicycle ways. This should
be complemented by a program to develop purposefully located public/municipal parking,
efficiently connected to the transportation network.

This strategic initiative will affect every part of the project area. The key to implementation will be
a joint effort by the City and the County to maintain a close working relationship with PennDOT
over a lengthy planning, design and construction process. The central action will be the
development of a two-part traffic study to address PennDOT’s concerns and coordinate design and
construction with other aspects of this plan (notably, the Basin Street Gateway and the development
of properties along E. 3rd Street)

The most important steps in the implementation of this strategic initiative are the following:

· Development of a two-part traffic study:
· Part One will address traffic issues associated with planned actions on Mulberry St.

and to the east of Mulberry. This includes the Basin St. Gateway actions discussed
above, the proposed improvements on E. 3rd St. east of Mulberry as well as bikeway
and pedestrian improvements throughout the area.

· Part Two will address changes between Mulberry and Market Streets. PennDOT has
expressed concerns about the effects of two-way traffic east of Market with the
Market Street intersections.
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· Evaluation of parking:  The City’s Parking Authority should be charged with evaluating
potential parking needs associated with the development of major mixed-use projects at the
Mulberry-E. 3rd Street intersection. If the concept of the “Old City” is successful, it will
bring a level of development that will require more than on-street parking and rear lots.
Also, the proposed new development would displace existing surface parking lots.

Exhibit 5-1 summarizes potential funding sources.

3. PRIVATE DEVELOPMENT PROJECT STRATEGIC INITIATIVE: A core strategy is the
encouragement of development at specific locations with market-based real estate projects that will
provide positive cash flow to the City. The projects include mixed residential and commercial uses
and will themselves become the anchors in the redevelopment of the area.

The leading entities for implementation will be the private property owners although the City
should be involved in promoting appropriate zoning changes and facilitating appropriate street and
infrastructure improvements. 

The most important steps in the implementation of this strategic initiative are the following:

· Identification and design of improvements as part of streetscape work that can complement
development projects at specific location. The City should see itself as a proactive partner is
efforts to redevelop the targeted sites.

· Evaluation of use of tax increment financing (“TIF”) to create area improvements that
support new development. Tax increment financing does not represent a new tax on a
property or area. The TIF mechanism provides that the portion of tax income that results
from new development (i.e., the increment) can be used to pay for new infrastructure.   Once
that cost is paid off, the additional tax revenues revert to the City, County and School
District. A bond is used to pay for the initial infrastructure (such as a parking structure) and
then the new tax dollars are used to pay off that debt. While developers may be expected to
handle front-end costs associated with determination of TIF feasibility, the City should offer
an active partnership in taking this action. Any use of TIF would require approval of the
City Council, School Board and County Commissioners, in order to fully effective. 

· Brownfield discovery and evaluation:  while Lycoming County has access to grants to
undertake brownfields evaluations, developers and property owners will have to take the
initiative to work with the County to access environmental assessment or future remediation
funds if necessary.

· Affordability analysis:  developers have access to tax credits that provide an incentive to
include low-income housing as a component of a market-rate housing development. This
funding source (“PHARE”---see Exhibit 5-2) should be evaluated in connection with
proposed residential units at E. 3rd and Mulberry Streets.

The following abbreviations are used in the following tables:

DCED = Pennsylvania Department of Community and Economic Development
DCNR = Pennsylvania Department of Conservation and Natural Resources
DEP = Pennsylvania Department of Environmental Protection
PennDOT = Pennsylvania Department of Transportation
PHFA = Pennsylvania Housing Finance Agency
PHMC = Pennsylvania Historical and Museum Commission  
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The City Revitalization and Improvement Zone (“CRIZ”) program allows newly generated State
and local taxes from businesses move from outside the State to a designated area to be diverted to
support economic development. The tax revenues can be used to make payments on bonds that are
taken out to support economic development, including major renovations or new construction of
buildings or related infrastructure. The area can be up to 130 acres and may include non-contiguous
parcels. The State periodically accepts competitive applications for designation of these zones.
Typically, two municipalities are approved at a time. 

However, the law that a city have a minimum population of 30,000 to be eligible to apply, based
upon the latest 10 year census. According to the 2010 census. Williamsport had a population of
29,386.  This set of incentives could be useful to the redevelopment of the area, but it will take a
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concerted lobbying effort to reduce the population threshold in the State law so that an application
can be made.

4. BRANDING STRATEGIC INITIATIVE: This is a core strategy of undertaking a marketing program
to attract investors, businesses and residents to the Old City and East End. This would be launched
with a branding program linking the area history and future and then a pro-active and targeted
business attraction program.

The most important steps in the implementation of this strategic initiative are the following:

· Coordination with the County Visitors Bureau (which is staffed by the Chamber of
Commerce). This entity manages tourism promotion in the County and should help to
identify branding projects that are fundable with available resources.

· Creation of historic markers to identify important sites. Consider creation of a brochure for a
walking tour of the area.

· Development of a “College Town” identity on key blocks to attract students from Penn
College, Lycoming College and possibly Bucknell University to the downtown and Old
City.  This will require appropriate retail, restaurant and entertainment development to
attract students and younger faculty members.

The leading entities for implementation will be the professionals associated with tourism and
historic preservation. It would be helpful if there were a business association or other type of
private group that could take the lead in the branding effort.
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5. ZONING AND PLAN IMPLEMENTATION STRATEGIC INITIATIVE:  This is a core strategy of
encouraging redevelopment which creates a traditional downtown environment with two- and three-
story buildings oriented to the street, sidewalks in front and well-designed, right-sized parking
behind, and a mix of small- to medium-scale uses. This initiative involves the preparation of zoning
recommendations. Under the final task of this project, a draft zoning amendment is being prepared
that will include proposed revisions to assist in carrying out this Revitalization Strategy. 

In the planning perspective it will be essential that the City take the initial steps in implementation.
First it will be essential that the City Council make the approved plan a touchstone of its agenda in
the coming years. Almost every project will require Council support in direct and indirect ways.
Second the City Council should take the lead in creating an entity to oversee plan implementation.
The Advisory Committee that managed the study process to date served well and could be
expanded to manage the implementation process. The new entity should comprise the core
Advisory Committee, expanded by a few members to include representatives of the Parking
Authority, the Urban Renewal Authority and the Chamber of Commerce. These agencies will play
important roles in implementation and should be part of the management entity. 

5.3  Implementation Plan Summary

Exhibit 5-4 presents a summary of actions under each strategic initiative, with recommendations on
priority, cost, funding source(s) and lead responsibility. It is far too early to project costs for most
of the projects and this can only be done when key personnel for each project take a hard look at
actual work, competitive projects and funding availability. For most projects the budget will
require much more detailed analysis. The funding source will also be a determination to be made in
subsequent discussions involving all parties and especially the key State agencies, PennDOT and
the Department of Community and Economic Development (DCED). The new leadership in DCED
will bring opportunities for funding discussions in coming months. Exhibit 5-4 should be seen as a
working outline of a collaborative process that will take years to complete.

There should be a single committee or commission that is charged with implementation of this Plan,
and that has responsibility for the entire Old City and E. 3rd Street Gateway Area.
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Exhibit 5-4

Summary of Implementation Plan

Priority 

(1-5) Cost

Funding 

Source* Lead Resp.

Completion of College Master Plan 1 - College College

Negotiations and acquisition of real estate 2 - College/WRA College, WRA

Rehabilitation of the Eagles Building 2 TBD Private/PHMC Private

Detailed streetscape design plan 3 $30,000 City City, Developers

Evaluation of Basin St.-Riverwalk bikeway 4 $10,000 GTRP City, LCP

Development of "Gateway" signage 3 TBD DCNR City, PennDOT

Evaluation of historical signage. 3 - PHMC Ch.  of Commerce

Traffic Study: Part One 1 $25,000 PennDOT City, PennDOT, LCP

Traffic Study: Part Two 2 TBD PennDOT City, PennDOT, LCP

Parking Evaluation 3 TBD City City Parking Auth.

Streetscape improvements. 2 TBD TIF City

Tax increment financing evaluation 2 $15,000 City/Developer City, developers

Brownfield evaluation. 3 - Developer County, Developers

Housing affordability analysis 3 - Developer City, Developers

CRIZ  lobbying effort 2 - City/College City, College, Legislators

Cordination with CVB 2 N/A N/A CVB

Historic markers. 3 $15,000 CoC/Tourism CVB

Walking tour brochure 4 $5,000 CoC/Tourism CVB

College Town identity development 5 N/A Private CVB

Draft Amendment 1 N/A City/DECD Consultants, CPC

City approval 1 N/A N/A City Council, CPC

Creation of implementation entity 1 N/A N/A City Council, CPC

Source: Thomas Point Associates, Inc.; Urban Research and Development Corp.

* See text Section 5 for discussion of funding sources.

Abbreviations:

CPC City Planning Commission CVB Convention and Visitors Bureau

LPC Lycoming County Planning WRA Williamsport Redevelopment Auth.

GTRP Greenways, Trails and Rec Progr. PennDOT State Dept. of Transportation

DCNR State Dept. of Conservation and PHMC State Historic and Museum Comm.

Natural Resources

Strategic Initiative

1. Basin St. Gateway Redevelopment

5. Zoning and Plan Implementation

2.  Traffic and Transportation

3. Private Development Projects

4. Branding



5.4 Conclusions

The Old City/E. 3rd St. Gateway Area has undergone many changes since the earliest days of
Williamsport in the 1790s. Implementation of this plan can be accomplished in roughly 10-20
years, a relatively brief time in the long history of the city. The focus on a start-up project will get
the process underway and lead to other changes. In the bigger perspective the Old City/E. 3rd St.
Gateway Area is an important part of the City and the improvements proposed here should be seen
as investments in its long-term future.
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