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Introduction 1

Introduction
Once a small stop-off on a toll road from Philadelphia to New York, the town of Hatboro has 
evolved into the pleasant, walkable community of today. Its traditional Main Street anchors the 
borough and is a focal point for residents. Industrial, retail, and office sector employers provide 
jobs in the borough, and quiet residential neighborhoods with a variety of housing types hold 
about 7,500 residents. This major planning effort for Hatboro was undertaken during a time when 
population started to increase in the borough after many years of stagnation. 



2 Hatboro 2040 Comprehensive Plan

Hatboro is located in Montgomery County, 
Pennsylvania, in the Philadelphia metropolitan 
region. Hatboro is a stop on SEPTA’s 
Warminster commuter rail line, which takes 
passengers into Center City Philadelphia. The 
Pennsylvania Turnpike runs immediately south of 
the borough. 

Although Hatboro 2040 is informed by past 
planning efforts, this plan takes a fresh look at 
the borough’s current and future circumstances. 
Hatboro 2040 serves as a guide for the future 
of Hatboro, with recommendations based on 
extensive data, research, and public outreach 
reviewed by the planners and Steering 
Committee. Hatboro 2040 informs the borough’s 
land use, environmental, transportation, 
economic, historic, and social policies and 
practices for the next 20 years. 

Map 0.1: Location
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Introduction 3

This document is divided into five main topic areas. 
Within each area, analysis of background data and 
information results in goals and recommendations 
that will help the borough reach its vision for the 
future. The five topic areas are:

 ▪ People, Community, and Government

 ▪ Small Town Character

 ▪ Transportation

 ▪ Environment and Utilities

 ▪ Land Use and Housing

Three of the topic areas have a design section 
at the end which gives some practical examples 
with images of ways to implement principles 
identified in the chapter: Small Town Character, 
Transportation, and Environment and Utilities. 

An additional section reviews past planning efforts 
and plans of neighboring communities. A final 
implementation section gathers top priority goals, 
recommendations, and strategies from throughout 
the document, highlights implementation partners, 
and suggests funding sources. 

The Goals in this plan are broad objectives 
that, if accomplished, will achieve an aspect 
of the vision. Recommendations are 
measures that need to take place to achieve 
the goals. Strategies are specific action 
steps for each recommendation. There are 
27 goals throughout the plan, each with 
accompanying recommendations and strategies 
that work towards achieving that goal. Although 
each of the goals and its accompanying 
recommendations and strategies are listed with 
one specific chapter, many of them apply to 

multiple aspects of the Comprehensive Plan, 
and could be listed in several chapters. Other 
chapters are referenced throughout the plan 
where this applies.

At the end of each chapter, a table of all 
the goals, recommendations, and strategies 
for that chapter is listed. The goal is listed 
with its priority level (1=high priority to 
5=lower priority), and the recommendations 
and strategies that accompany that goal are 
listed immediately following the goal. For all 
recommendations and strategies, the Borough 
Manager will need to be aware of and involved 
in implementation. Other partners, entities, 
and organizations that may play a role are 
listed for each, so that all parties know who 
may be involved to get that item accomplished. 
Acronyms are used for many of these partner 
individuals and entities. A list of those is located 
at the end of this section. 

Throughout the document, comparison 
data is provided for four other municipalities 
in Montgomery County. Upper Moreland 
Township surrounds Hatboro on three sides 
and shares some demographic and development 
characteristics with the borough. Horsham 
Township is nearly adjacent and shares a 
school district with Hatboro. In addition to 
these neighboring municipalities, data for two 
other boroughs from Montgomery County is 
presented for comparison. Ambler Borough and 
Souderton Borough have similar populations and 
land areas to Hatboro, and both have a Main 
Street district with small shops and restaurants 
that has seen some revitalization in recent years. 
Comparison data for these four municipalities as 
well as for the entire county has been provided 
at many points throughout the plan. 

This planning effort was conducted concurrently 
with the development of a Parks, Recreation, 
and Open Space Plan for the borough. All 
public outreach conducted here also included 
the solicitation of input into the parks plan. 
Adoption of the parks plan is expected around 
the same time as this document.
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STEERING COMMITTEE
A thirteen member Steering Committee met 
monthly with planners from Montgomery 
County to review a wide range of data, 
collect and review public input, create a 
vision for Hatboro in 2040, and draft goals 
and recommendations to reach that vision. 
Steering Committee meetings began in 2017 and 
concluded in 2019. The Steering Committee is 
comprised of the following individuals, whose 
elected and appointed roles during the years of 
the meetings are specified:

Elle Anzinger, Hatboro Borough Council, 
2018-2019

George Bollendorf, Hatboro Borough 
Council President, 2018-2019

Diane Hegele, Hatboro Borough Manager, 
2018-2019; Hatboro Borough Assistant 
Secretary, 2017 

Leslie Jones, Board of Directors of Hatboro 
Residents’ Association

Jim Kinney, Business Owner; Main Street 
Hatboro Board Member, 2017-2018; Main Street 
Hatboro Board President, 2018-2019

Robin Laufer, Board of Directors of Hatboro 
Residents’ Association

Chuck McElroy, Hatboro Historical 
Commission Member, Enterprise Fire Company 
Life Member

Theresa McElroy, Hatboro Borough Council, 
2017 

Ron McKnight, Hatboro Planning 
Commission; Hatboro Shade Tree Commission 

Denise (DJ) Schultz, H.A.T. Packs Co-
Founder/Foundation Director; Hatboro 
Chamber of Commerce Volunteer

Marianne Shaeffer, Main Street Hatboro 
Volunteer; Borough Staff, 2019; Hatboro 
Planning Commission, 2019

Dave Stockton, Borough Council Vice 
President, 2018-2019

Bill Tompkins, Borough Council President, 
2017; Hatboro Historical Commission, 2018-
2019; Upper Moreland-Hatboro Joint Sewer 
Authority Board Member, 2019

In addition to 20 monthly meetings, the Steering 
Committee held four meetings in the field: 
two park tours, a Main Street walk, and a 
neighborhoods tour.

Members of the Steering Committee with planners from Montgomery County Planning 
Commission prepare for a public open house.
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PUBLIC OUTREACH
Early in the process, a logo for the planning 
process was created, to help identify the 
process for the community. The logo features 
the Borough Hall (which is on the National 
Register of Historic Places) in the background, 
with elements of the community in front such 
as a classic car, family, tree, park bench, train, 
and a shopper. A large top hat reflects the name 
of the borough and the hats on posts in the 
borough. The tagline reads, “Honoring the Past. 
Building the Future.” 

This logo was used on all communication that 
went to the public. Handouts of an outline 
version of the logo were available as coloring 
pages, and the Facebook page for the planning 
process featured the logo as its banner. 

Public Workshop
On January 29, 2018, a public workshop was 
held at Pennypack Elementary School. The 
event was attended by over 60 people who had 
the opportunity to participate in an interactive 
discussion about ideas for the community’s 
future. Small group discussions focused on 
parks, Main Street, and transportation issues. 
Attendees were provided with maps of the 
community where they could provide their ideas 
and identify problems spatially. Each of ten table 
discussions was moderated by a planner from 
Montgomery County Planning Commission 
along with a Steering Committee member from 
the borough.

Honoring the Past. Building the Future.

Community Survey
An online survey was available from October 31, 
2017 through February 5, 2018. Paper copies 
of the survey were available in Borough Hall for 
those without access to the online survey. A total 
of 477 responses to the survey were received. 
Respondents provided input on borough 
priorities, vision, the York Road business district, 
parks, and transportation. The survey included 
many open-ended questions for respondents to 
share their ideas and suggestions.
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Public Open Houses
In February 2019, two open house events 
allowed the Steering Committee to share draft 
goals and recommendations with the public 
for feedback, and ask for input on creating 
priorities. Over 50 people attended, many 
of whom engaged in dialogue with Steering 
Committee members and planners about issues 
they cared about.

 Hatboro-Horsham High School
A class of students from Hatboro-Horsham 
High School contributed to the plan by taking 
photographs for the plan. The students were 
also able to visit the Montgomery County 
Planning Commission and learn about the 
planning profession.

Hatboro-Horsham High School Students with County Commissioner Joe Gale (center) and their teacher Heather Pasko (left).
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Other Outreach
A float in Hatboro’s Holiday parade in 
November 2017 publicized the comprehensive 
planning process and the online survey that was 
available at that time.

Planners and Steering Committee Members 
attended two “Summer Nights” events in Hatboro 
in 2018 to share information about the planning 
process and gather feedback from the public.

A Facebook page was set up to update the 
public on the planning process. As of March, 
2019, the page had 211 followers. Monthly 
updates on Steering Committee meetings 
invited the public to monitor and comment on 
the process. Many posts were shared on the 
borough’s main Facebook page as well as other 
community and personal Facebook pages.

The borough’s website contained information 
about the planning process and a link to the 
survey and its results. Announcements and 
updates on the process were provided at 

Borough Council meetings and in the semi-
annual borough newsletters that are mailed to 
all residents. 

A full summary of all public outreach results is 
available as a companion to this document.
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VISION
With input from the community, the Steering 
Committee created the following vision 
statement for Hatboro. 

In 2019, Hatboro is a walkable, safe, small town 
with various shops and restaurants on a quaint 
main street. Hatboro’s events, friendly people, 
and many groups and organizations create a 
strong sense of community. Hatboro’s many 
assets include a long history, reasonably priced 
homes, convenient access to Philadelphia by 
train, a municipal pool, park space, high-quality 
school district, and great emergency services.

Hatboro envisions building on these great assets 
to become an even stronger borough in the 
future. In 2040 we envision this: 

Hatboro is a vibrant town with a thriv-
ing and attractive business district. Main 
Street draws residents and visitors to its 

varied shops, restaurants, and services. People 
of all ages create a continuous stream of foot 
traffic, and entertainment options keep Hatboro 
alive at night. 

Bustling festivals, a variety of recreation 
opportunities, and fun events occur 
frequently, creating a positive feeling and 

a strong sense of community identity in town. 
Many active community groups and organiza-
tions have plenty of volunteers and work togeth-
er to provide events, services, and support for 
the residents of Hatboro.

Hatboro’s history is well-known by 
residents and visitors. Historic properties 
are permanently preserved, and new 

construction in historic areas fits in well with 
existing buildings. Hatboro honors its history by 
remembering, celebrating, and preserving the 
past, while continuing to innovate and adapt for 
the trends and challenges of the future.

Hatboro’s government is a leader in 
communication and outreach, and regu-
larly partners with surrounding munici-

palities, and other entities to Hatboro’s benefit. 
The borough provides top notch services and 
opportunities to residents, who view their gov-
ernment as transparent and accessible. 

Hatboro prioritizes keeping its local 
police, fire, and ambulance services 
well-funded and well-staffed. These 

excellent services keep everyone living in and 
visiting Hatboro safe. 

Getting around Hatboro is equally 
comfortable by any transportation mode 
– driving, bicycling, or walking. Hatboro 

is served by frequent and reliable train and bus, 
and provides ample parking, allowing residents 
and visitors a variety of ways to travel. 

Hatboro is a leader in protecting the 
natural environment. Best stormwater 
management practices are implemented 

throughout the borough.  Open space is pro-
tected, and municipal parks are a superb asset 
to the community. The borough’s government 
buildings are energy efficient and sustainable. 

Quiet, charming neighborhoods are 
friendly places where residents know 
their neighbors, welcome diversity, and 

look out for each other.

Hatboro demonstrates leadership and 
innovation, adapting to changing trends 
and new challenges in technology, em-

ployment, and retail with dynamic changes in 
approaches to problems. Hatboro is an inspira-
tion throughout the region as a redevelopment 
success story and a center for creativity, prob-
lem solving, solid planning strategies, and innova-
tive projects.



Introduction 9

The plan that follows contains the 
recommendations Hatboro needs to achieve  
this vision.

Acronyms used to indicate possible partners 
for implementing the recommendations and 
strategies are listed here:

ACRONYM MEANING
BCPC Bucks County Planning Commission

CGAO community groups and organizations

DCED
Pennsylvania Department of Community and 

Economic Development

DCNR
Pennsylvania Department of Conservation and 

Natural Resources

DDD Downtown Development Director

DVRPC Delaware Valley Regional Planning Commission

EAB Environmental Advisory Board

EFC Enterprise Fire Company

ENG Hatboro Borough Engineer

ESH Elm Street Hatboro

GCB Gardeners of Crooked Billet

HBPC Hatboro Borough Parking Commission

HBS Hatboro Borough Solicitor

HCEO Hatboro Code Enforcement Officer

HCOC Hatboro Chamber of Commerce

HHC Hatboro Historic Commission

HHSD Hatboro-Horsham School District

HPC Hatboro Planning Commission

HPD Hatboro Police Department

HPWD Hatboro Public Works Department

HSA Home & School Associations

HSTC Hatboro Shade Tree Commission

HT Horsham Township

MBS Millbrook Society (Historic Organization)

MC Montgomery County

MCCD Montgomery County Commerce Department

MCHHS Montgomery County Health and Human Services

MCOPH Montgomery County Office of Public Health

MCPC Montgomery County Planning Commission

MCRA Montgomery County Redevelopment Authority

MSH Main Street Hatboro

PADHS Pennsylvania Department of Human Services

PDA Pennsylvania Department of Agriculture

PDC Pennsylvania Downtown Center

PennDOT Pennsylvania Department of Transportation

PHMC Pennsylvania Historical and Museum Commission

PSE PennState Extension

PTMA Partnership TMA

SARS Second Alarmer’s Rescue Squad

SEPTA Southeastern Pennsylvania Transportation Authority

ULH Union Library of Hatborough

UMHJSA Upper Moreland Hatboro Joint Sewer Authority

UMT Upper Moreland Township

Valley Forge CVB Valley Forge Convention and Visitors Bureau

WT Warminster Township
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Chapter 1:  
People, Community, and 
Government 
This topic area covers demographic data, government services, emergency services, community 
identity, community groups and organizations, schools, the library, other community facilities, 
food access, public health, and senior and youth services. These aspects give an understanding of 
who lives in Hatboro, how residents connect to each other, how leadership and operations of the 
borough are organized, and how services are delivered to the people. Background information and 
recommendations for these topics address these aspects of the 2040 vision:

Hatboro prioritizes keeping its local 
police, fire, and ambulance services well-
funded and well-staffed. These excellent 

services keep everyone living in and visiting 
Hatboro safe.

Hatboro’s government is a leader in 
communication and outreach, and 
regularly partners with surrounding 

municipalities and other entities to Hatboro’s 
benefit. The Borough provides top notch 
services and opportunities to residents, who 
view their government as transparent and 
accessible.

Hatboro demonstrates leadership and  
innovation, adapting to changing trends 
and new challenges in technology, 

employment, and retail with dynamic changes 
in approaches to problems. Hatboro is 
an inspiration throughout the region as a 

redevelopment success story and a center 
for creativity, problem solving, solid planning 
strategies, and innovative projects.

PEOPLE
Knowledge of demographics and demographic 
trends can inform how the borough plans for 
the future. Changes in population, age, race, 
and education can affect the character of a 
community and influence the demand for 
certain community services such as schools, 
utilities, and roads. A good understanding of 
baseline demographic information and patterns 
can serve as a reference moving forward. 

Population
Hatboro’s population in the year 1880 was 
only 586 residents. The population started to 
increase dramatically in the 1920s but slowed 
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Source: U.S. Census Bureau

Figure 1.1: Hatboro popuLation, 1880 - 2010

tabLe 1.1: popuLation Density 2013-2017

MUNICIPALITY TOTAL 
POPULATION

SIZE, SQUARE 
MILES

POPULATION DENSITY, 
PERSONS PER SQUARE MILE

Hatboro 7,436 1.42 5,237

Ambler 6,525 0.86 7,587

Souderton 6,813 1.12 6,083

Horsham 26,469 17.31 1,529

Upper Moreland 24,186 7.98 3,031

Montgomery County 818,677 487.39 1,680

Source:  U.S. Census American Communities Survey 2013-2017 

down for the depression years in the 1930s. The 
population continued to grow after that, with a 
peak in 1970 of 8,880 residents. Since then, the 
population has declined slightly and stabilized 

around 7,500 residents. The most recent data 
available estimates the borough’s population at 
7,436 people.1

1 U.S. Census Bureau, American Community Survey, 2013-2017.
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Population Density
Hatboro is a municipality of 1.42 square miles, 
with a population density of 5,224 persons per 
square mile. Hatboro is somewhat less dense 
than other similar boroughs but has significantly 
more persons per square mile than nearby 
townships. Population density affects the feel of 
a place; urbanized places are denser than rural 
places. Population density is also correlated with 
walkability and transit accessibility. More people 
in a smaller area means a higher likelihood 
of walkable commercial areas and a better 
possibility of bus and train service. Hatboro 
has the advantages of density – transit and a 
walkable main street – while not being as urban-
feeling as other area boroughs. 

Population Forecasts
The Delaware Valley Regional Planning 
Commission (DVRPC) creates population 
forecasts at the municipal level. Hatboro’s 
population is anticipated to increase slightly in 
the coming years, once again topping 8,000 
residents by 2040. 

DVRPC anticipates that most boroughs in 
Montgomery County will see modest growth in 
the coming years. Hatboro is estimated to grow 
13 percent from 2015 to 2045. Montgomery 
County is predicted to grow about 14 percent 
in that same time frame.2 In Hatboro and the 
other boroughs, most new housing units are 
infill development: (redevelopment of existing 
built land or small undeveloped parcels in a 
mostly developed location). Because of this, it 
is not likely that Hatboro’s population would 
ever grow at the pace that is seen in Horsham 
Township, where development is mostly on large 
tracts of vacant land.

Age and Sex
Hatboro has a fairly even population and sex 
distribution as seen in Figure 1.3. The population 
broken into 5-year age groups and separated by 
male and female shows that residents in their 
upper 40s and early 50s have slightly greater 
numbers in the borough than other age groups. 

2  Delaware Valley Regional Planning Commission

Figure 1.2: recorDeD anD Forecast popuLation

Source:  U.S. Census Bureau and Delaware Valley Regional Planning Commission
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The female population over 70 is nearly double 
the male population in that same age group. 
Nationwide, the female population does not 
get close to doubling the male population 
until age 80 and over.3 With more than 1,000 
residents ages 65 and over, Hatboro recognizes 
the importance of considering the needs of the 
aging population.

One out of every seven Hatboro residents is 
age 65 or older. The American Association of 
Retired Persons (AARP) advocates for “Livable 
Communities,” which benef it the entire population. 
Livable communities allow everyone to get around 
without a car, including those with assistive mobility 
devices. But smooth, wide sidewalks and curb ramps 
benef it all pedestrians, parents with strollers, and 
residents of any age with special mobility needs. 
Livable communities also allow everyone to access 
healthy food, the outdoors, entertainment, social 
activities, and entertainment in safety and comfort. 
All of these are things that should be available to any 
Hatboro resident, regardless of age.

Figure 1.3: Five-year age Distribution by sex

3  U.S. Census Bureau, 2010 Census.

Some municipalities see a drop in population in 
the 20-39 age range from young adults moving 
out of the community where they grew up. 
While Horsham sees a drop like this, Hatboro 
does not. There are more residents age 20-39 
than there are age 0-19. This is a good sign, 
as younger adults see Hatboro as an attractive 
place to live. 

The median age of Hatboro residents is 38.5 
years old. This is slightly younger than the 
county average, 41.2 years. 

tabLe 1.2: MeDian age by MunicipaLity

GEOGRAPHY MEDIAN AGE

Hatboro 38.5

Ambler 35.5

Souderton 36.6

Horsham 40.7

Upper Moreland 40.6

Montgomery County 41.2

Source: U.S. Census Bureau, American Community Survey, 2013-2017
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Diversity: With a nation divided along ideological 
lines, opportunities for meaningful interaction with 
people of different beliefs, social classes, races, 
ages, and education levels are increasingly limited. 
A place like Hatboro with different political parties, 
socioeconomic groups, and increasing diversity offers 
opportunities for comradery and dialogue among 
people who might not otherwise interact. Although 
there are challenges inherent in diverse interactions, 
there are also occasions for deeper understanding 
and humanizing of people who are different. 

BUILDING THE FUTURE

Goal: Ensure Hatboro is a welcoming 
and diverse community in the future. 
Encourage dialogue, interaction, 
and understanding among diverse 
populations. 

Recommendation: Consider diversity 
in all government operations, ensuring that 
elected & appointed officials and staff serve 
the needs of a changing population.

Strategy: Consider diversity among, but not 
limited to the following: age, race, ethnicity, 
gender identity, socioeconomic status, 
religion or nonreligion, sexual orientation, 
physical ability, and residents of various 
neighborhoods.

Educational Attainment
The vast majority of Hatboro’s residents over 
25 years old have graduated from high school 
(93 percent), and one third of them gone on to 
receive a bachelor’s degree or higher. When 
compared to surrounding municipalities and 
similar boroughs, Hatboro tends to have both 
more residents who have finished high school 
and fewer residents with an advanced degree. 
A higher percentage of Hatboro’s residents fall 
into the middle – with a high school degree 
or some college, but without a bachelor’s or 
graduate degree. 

Although a smaller percentage of Hatboro 
residents over 25 years old have attained a 
bachelor’s degree or higher than the average 
Montgomery County resident, it is worth noting 
that Montgomery County leads the region in 
educational attainment. Compared to the nation 
as a whole, Hatboro’s residents have similar 
rates of higher education – the percentage of 
U.S. residents over 25 who attained a bachelor’s 
degree or higher is 34.2 percent4 compared to 
Hatboro’s 33.3 percent. 

Hatboro should support its residents in achieving 
their educational goals, especially for those 
who may need to learn English or get their high 

4  U.S. Census Bureau, Current Population Survey, 2017, Annual Social and Economic Supplement.

tabLe 1.3: eDucationaL attainMent coMpareD to otHer MunicipaLities

GEOGRAPHY LESS THAN HIGH 
SCHOOL GRADUATE

HIGH SCHOOL GRADUATE  
(INCLUDES EQUIVALENCY)

ATTENDED COLLEGE: 
ASSOCIATE’S DEGREE OR 

NO DEGREE

BACHELOR’S DEGREE OR 
HIGHER

Hatboro 6.9% 28.9% 31.0% 33.3%

Ambler 8.9% 27.1% 21.7% 42.3%

Souderton 13.8% 39.1% 22.6% 24.6%

Horsham 4.9% 24.8% 23.0% 47.3%

Upper Moreland 4.8% 30.1% 26.1% 39.0%

Montgomery County 5.9% 24.1% 21.9% 48.2%

Source: U.S. Census Bureau, American Community Survey, 2013-2017 
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$45,048. 

Census data for median earnings per worker 
only looks at income for people who have jobs. 
This number is calculated per person instead of 
per household. The median worker who lives in 
Hatboro earns $40,175 per year. Countywide, 
the median worker earns $44,773. Hatboro’s 
median worker makes 90 percent of what the 
county’s median worker earns. This higher 
percentage indicates that Hatboro has more 
non-workers than the county as a whole. It is 
likely many of these are children and elderly.

Employment
Approximately 72 percent of Hatboro residents 

school equivalency. The borough can partner 
with existing institutions to ensure there is space 
and opportunity for community education and 
connection. A designated community center 
space would benefit the borough and could host 
classes like these and others.

BUILDING THE FUTURE

Recommendation: Assess the need and 
interest level for English for Speakers of 
Other Languages (ESOL) classes, General 
Equivalency Degree (GED) classes, and 
other supportive services for residents.

Income5

Median household income in Hatboro is 
estimated at $69,264. This is about 82 percent 
of the countywide figure of $84,791, but similar 
to the comparison municipalities, with the 
exception of Horsham Township.  Horsham 
stands out as especially high with a median 
household income of $94,424 (111 percent of 
county median). 

tabLe 1.4: incoMe

GEOGRAPHY MEDIAN HOUSEHOLD 
INCOME

PER CAPITA 
INCOME

MEDIAN EARNINGS FOR 
WORKERS

Hatboro $69,264 $35,737 $40,175

Ambler $64,146 $34,200 $39,401

Souderton $66,667 $31,138 $37,169

Horsham $94,424 $46,530 $47,164

Upper Moreland $67,228 $35,978 $39,991

Montgomery County $84,791 $45,048 $44,773

Source: U.S. Census Bureau, American Communities Survey, 2013-2017

Per capita income is a metric that looks at 
income spread out among all people, including 
children. Although children are not significant 
wage earners, counting them in this metric 
shows how much money each individual person 
is allotted for food, housing, and other spending. 

Hatboro’s per capita income of $35,737 is 79 
percent of the county’s per capita income of 
5  All Income Data is from the U.S. Census, American Communities Survey, 2013-2017
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ages 16 and over are in the labor force.6 Of the 
population ages 16 and over, 67 percent are 
employed; these 4,139 people live in Hatboro 
and have some type of full- or part-time job.7 
The unemployment rate8 is 5.5 percent. This 
is a bit higher than the countywide rate of 3.6 
percent, indicating that there are approximately 
340 residents of Hatboro ages 16 and over 
who would like to be working but cannot find 
a job. Approximately 28 percent of residents 
ages 16 and over are not in the labor force; they 
are not working nor are they actively looking 
for employment. Note that Hatboro’s senior 
population (age 65 and over) is 1,185 people. 
Many of them are likely part of the 28 percent 
of residents who are not in the labor force.

tabLe 1.5: eMpLoyMent 
GEOGRAPHY POPULATION 16 

YEARS AND OVER
IN LABOR FORCE 

(PERCENT)
EMPLOYED 
(PERCENT)

UNEMPLOYED 
(PERCENT)

NOT IN LABOR 
FORCE (PERCENT)

Hatboro 6,177 72.3 66.8 5.5 27.7

Ambler 5,215 74.5 68.2 6.3 25.5

Souderton 5,371 73.9 71.0 2.9 26.1

Horsham 20,778 74.9 71.5 3.0 25.1

Upper Moreland 19,545 70.2 66.7 3.5 29.8

Montgomery County 660,676 68.2 64.6 3.6 31.8

Source: U.S. Census Bureau, American Communities Survey, 2013-2017

6  “In the labor force” is defined by the Census Bureau as anyone who is either employed, has 
looked for work in the past four weeks, or is working 15 or more unpaid hours per week in a 
family business.

7  U.S. Census, American Communities Survey, 2013-2017.

8  The unemployment rate is the percent of people ages 16 and over who are actively looking for 
work but not currently working.

BUILDING THE FUTURE

Goal: Encourage the development 
of more jobs in Hatboro and assist 
Hatboro residents in obtaining and 
improving their employment status.

Recommendation: Attract and retain 
more offices in the areas surrounding the 
train station, adjacent to and above Main 
Street, and in Station Park.

Strategy: Have the Downtown Development 
Director include Station Park in their work.

Recommendation: Support residents 
seeking employment and direct them to 
appropriate resources. 

Strategy: Promote PA CareerLink as a 
resource for jobs, job training, veteran 
services, and more. 

Strategy: Host networking and educational 
events for employers, small businesses, and 
residents.

Station Park Off ice Building.
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Occupation and Employment Sectors
Hatboro residents work in a wide variety of 
industries, as shown in the pie chart below. The 
primary industry sector of workers who live in 
Hatboro is Health Care and Social Assistance 
(17.8 percent of workers). Retail Trade comes 
in second with 11.0 percent of workers.9  An 
examination of jobs located in Hatboro can be 
found in the Small Town Character topic area.

Racial and Ethnic Diversity
Hatboro’s residents primarily identify as White, 
with over 90 percent reporting that as their only 
racial affiliation. Other racial groups are also 
represented. The largest group after White is 
African American, three percent, and there are 
also Asian and multi-racial residents. Hispanic 
residents add to the diversity of the community. 

9  All job sector data comes from U.S. Census Bureau’s “On the Map” tool, and is from 2015.

Real Estate and Rental and Leasing 1.4%
Arts, Entertainment, and Recreation 1.4%

Other 0%

Information 1.7%
Management of Companies and Enterprises 2.3%

Transportation and Warehousing 2.4%
Public Administration 2.5%

Construction 4.4%

Wholesale Trade 5.4%

Administration & Support, Waste 
Management and Remediation 5.8%

Finance and Insurance 5.8%

Accommodation and Food Services 5.9%

Other Services 
(excluding Public Administration) 4.1%

Professional, Scientific, and Technical Services 8.9%
Manufacturing 9%

Educational Services 9.5%

Retail Trade 11%

Health Care and Social Assistance 17.8%

Figure 1.4: inDustry oF Workers Living in Hatboro

Hispanic or Latino residents may identify as any 
race on the Census data form, but then clarify 
that they are from a Spanish-speaking culture 
by responding affirmatively to the question of 
whether they are Hispanic or Latino. About 
six percent of Hatboro residents identify as 
Hispanic or Latino. 
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tabLe 1.6: race oF Hatboro resiDents

RACE NUMBER PERCENTAGE

White 6,913 93%

Black or African American 232 3%

American Indian and  
Alaska Native

0 0%

Asian 71 1%

Native Hawaiian and Other 
Pacific Islander

0 0%

Some other race 66 1%

Two or more races 154 2%

Source: U.S. Census Bureau, American Communities Survey, 2013-2017

tabLe 1.7: Hispanic or Latino origin oF resiDents oF 
Hatboro anD otHer MunicipaLities

GEOGRAPHY HISPANIC OR LATINO  
(OF ANY RACE) PERCENT

Hatboro 426 6%

Ambler 640 10%

Souderton 826 12%

Horsham 617 2%

Upper Moreland 1,373 6%

Montgomery County 39,971 5%

Source U.S. Census, American Communities Survey, 2013-2017

Moonlight Memories Car Show.
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The percentage of Hatboro residents identifying 
as Hispanic or Latino is similar to Upper 
Moreland and to the county as a whole. Most 
of Hatboro’s Hispanic or Latino residents 
indicate that they have Puerto Rican ancestry.10 
To incorporate Hispanic or Latino residents 
into the community, the borough should be 
proactive about making connections with these 
communities.

BUILDING THE FUTURE

Strategy: Consider expanding types of 
outreach to encourage civic participation 
from all demographics of Hatboro residents. 
Work towards making borough committees 
as diverse as the community - strive to 
include members that represent different 
dimensions of diversity.

Strategy: Identify leaders of diverse groups 
and work to improve group communication 
with the borough. Use them to advise on 
outreach and participation issues.

Strategy: Assess the need for providing 
important borough communications in 
other languages on an ongoing basis. 
Consider hiring staff who have language 
skills and offering opportunities for language 
training to borough staff. 

Hatboro is somewhat less racially and ethnically 
diverse than many similar boroughs and the 
County as a whole; 89 percent of Hatboro 
residents identify as “White alone.”11 

Although Hatboro is not as diverse as many 
other municipalities, diversity in the borough 
has been increasing over time, and is likely to 
continue increasing as the racial and ethnic 

10 U.S. Census, American Communities Survey, 2013-2017.

11 For the purposes of understanding diversity in Hatboro, we will look at all residents who 
identify as White vs. residents who do not. Residents are called “White alone” here if they 
choose “one race – White” on the Census form, and do not indicate that they are Hispanic or 
Latino.

composition of the population changes 
countywide and nationally. In 1990, only 1.5 
percent of residents did not identify as “White 
alone,” but in 2010 that increased to 7.6 
percent. 

tabLe 1.8: estiMates oF resiDents WHo iDentiFy as 
WHite anD not Hispanic or Latino

GEOGRAPHY TOTAL 
POPULATION

WHITE 
ALONE PERCENT

Hatboro 7,436 6,629 89%

Ambler 6,525 4,578 70%

Souderton 6,813 5,255 77%

Horsham 26,469 22,228 84%

Upper Moreland 24,186 19,950 82%

Montgomery County 818,677 626,927 77%

Source U.S. Census, American Communities Survey, 2013-2017

A shared community identity can be 
supported by events, activities, and distinctive 
aspects of the borough. Individuals begin to 
associate themselves with these things that 
are characteristic of Hatboro and develop an 
increased sense of community. Hatboro should 
work to ensure that an increasingly diverse 
population can be a strong community through 
welcoming, community-building activities. (See 
also Neighborhoods section in Chapter 2: Small 
Town Character.)

Figure 1.5: Diversity Has been increasing over tiMe
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BUILDING THE FUTURE

Recommendation: Encourage community 
building and neighborhood identity.

Strategy: Partner with the Millbrook Society 
and Hatboro Historic Commission to build 
community and neighborhood affinity by 
identifying different areas of Hatboro with 
neighborhood names. 

Strategy: Encourage neighborhood activities 
such as block parties and welcoming 
committees for new neighbors.

Although county- and nation-wide the average 
household size has been decreasing, Hatboro’s 
household size appears to be relatively 
steady, even increasing slightly. This suggests 
that Hatboro continues to attract families as 
residents of the borough. 

tabLe 1.10: average HouseHoLD size over tiMe

YEAR 1990 2000 2010 2013-2017
Average persons 

per household 
2.13 2.43 2.42 2.47

Source: U.S. Census Bureau, Decennial Census and American Communities Survery, 2013-2017

Residents watch the annual holiday parade.

Household Size
An average of 2.47 people live in each household 
in Hatboro.12 This is similar to the county as a 
whole (2.55 persons per household), and to 
many other similar boroughs. 

tabLe 1.9: average HouseHoLD size oF 
seLecteD MunicipaLities

GEOGRAPHY AVERAGE 
HOUSEHOLD SIZE

Hatboro 2.47

Ambler 2.38

Souderton 2.59

Horsham 2.61

Upper Moreland 2.47

Montgomery County 2.55

12  U.S. Census, American Communities Survey, 2013-2017
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COMMUNITY
The physical character of a place combined with 
its people, history, organizations, and culture, 
create the community and identity of that 
place. Hatboro has a lot of what is needed to 
have a strong community and sense of place. 
There are distinctive public spaces, a plethora 
of active community organizations, a series of 
popular community events, and active historic 
organizations working to preserve and share the 
story of the town. 

BUILDING THE FUTURE

Goal: Establish and support a strong 
community identity and sense of 
place through events, a shared 
identity, public spaces that encourage 
social interaction, and a distinctive 
appearance of Hatboro’s Main Street 
and neighborhoods.

Community Health 
The physical environment can impact public 
health in many ways. The built environment 
can effect air and water quality, opportunities 
for physical activity and active transportation, 
social isolation and loneliness, and mental 
health. For example, decades of transportation 
planning that has prioritized vehicular movement 
has created challenges for many communities 
related to walkability, air quality, and community 
character. Hatboro has better infrastructure 
than many places to support healthy behaviors, 

tabLe 1.11: Housing tenure anD average HouseHoLD size by tenure

GEOGRAPHY TOTAL 
OCCUPIED 
HOUSING 

UNITS

OWNER-OCCUPIED 
HOUSING UNITS 

(PERCENT OF TOTAL)

AVERAGE 
HOUSEHOLD 

SIZE OF OWNER-
OCCUPIED UNITS

RENTER-OCCUPIED 
HOUSING UNITS 

(PERCENT OF TOTAL)

AVERAGE HOUSEHOLD 
SIZE OF RENTER-
OCCUPIED UNITS

Hatboro 3,043 64.4 2.67 35.6 1.96

Ambler 2,604 53.8 2.69 46.2 2.06

Souderton 2,641 58.5 2.74 41.5 2.16

Horsham 9,569 75.3 2.85 24.7 2.12

Upper Moreland 9,934 62.4 2.7 37.6 1.87

Montgomery County 307,749 73.1 2.7 26.9 2.08

Source:  U.S. Census Bureau, 2010.

Housing Tenure
Of the 3,043 occupied housing units in Hatboro, 
64 percent are owner-occupied. This is lower 
than the county as a whole (73 percent), but 
similar to or higher than comparison boroughs 
and Upper Moreland.13 

It is not surprising to see that average household 
size of owner-occupied units is larger than the 
average household size of renter-occupied units, 
since rental units are smaller, on average, than 
single-family homes. A difference in household 
size between owner- and renter-occupied 
dwellings is found  throughout the county, 
although the difference in household size is 
slightly larger in Hatboro than it is in the county 
as a whole. 

13  The tenure data is from the 2010 census due to a high margin of error in the 2013-2017 data.
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but there are still areas that can be improved.

Anything that can make people’s default decisions 
healthy will have positive impacts for the residents  
of the borough. The easiest way to inf luence 
behavior in a healthy direction is to make doing 
healthy things easier. For example, working to make 
a community easy, safe, convenient, and pleasant 
to walk through can encourage people to choose 
walking instead of driving. 

People, places, events, and stories contribute 
to the identity of a community, and create 
opportunities for residents to interact with 
each other. Social isolation is a risk factor for 
suicide, depression, opioid misuse, and other 
conditions. Social isolation is a particular risk 
for the elderly due to the increased potential 
for limited mobility, but can be a problem for 
others as well. Adding public spaces to the built 
environment and increasing programming and 
events can help combat the increase in social 
isolation in our society.

When people feel a sense of belonging and 
connection to each other, they have better 
mental health outcomes. Community events run 
by the Chamber of Commerce and a variety of 
other groups and organizations help foster a 
sense of community and encourage people to 
identify with the town. Community events can 
bridge gaps between different populations of 
residents and attract visitors who support the 
businesses in town. Marketing, branding, and 
communication will help strengthen the positive 
image of Hatboro as a place both among 
residents and visitors. 

Preserving and enhancing Hatboro’s public 
spaces such as pocket parks and plazas will 
improve the sense of pride residents have in 
their community and increase opportunities 
for casual social interactions. Public projects 
like murals, streetscape amenities, and park 
improvements contribute to a positive sense of 
place and social opportunities in Hatboro. (See 
also Chapter 2: Small Town Character.)

BUILDING THE FUTURE

Goal: Support healthy behaviors 
and mental and physical wellbeing of 
residents.

Recommendation: Pursue partnerships 
and opportunities to address public health 
and safety issues such as childhood obesity, 
drug use, and impaired driving.

Recommendation: Create and expand 
pleasant public spaces that foster gathering 
and social interaction.

Recommendation: Periodically 
reevaluate traffic signal timing along York 
Road to minimize idling and improve air 
quality.

Opioids misuse was identified as a concern from 
the community. In Montgomery County as a 
whole, 34 percent of deaths of people ages 15 
– 44 were from opioid overdoses. Nation-wide, 
the leading cause of death for people under 50 
is a drug overdose.14 There are many causes of 
drug addiction and overdose, and solutions are 
not simple. Responding to the crisis at the local 
level is challenging, but improving community 
connections and the social safety net, and 
reducing social isolation may help.15

BUILDING THE FUTURE

Recommendation: Promote the State’s 
website for finding assistance with substance 
misuse disorders: Drug and Alcohol Referral 
Tool (DART).

14  Katz, J. (2017, October 26). “You Draw It: Just How Bad is the Drug Overdose Epidemic?” 
New York Times, https://www.nytimes.com/interactive/2017/04/14/upshot/drug-overdose-
epidemic-you-draw-it.html

15  Katz, J. (2018, February 4). “How a Police Chief, a Governor and a Sociologist Would 
Spend $100 Billion to Solve the Opioid Crisis.” New York Times https://www.nytimes.com/
interactive/2018/02/14/upshot/opioid-crisis-solutions.html, and Peele, S. (2017, March 16). 
“The Solution to the Opioid Crisis.” Psychology Today https://www.psychologytoday.com/intl/
blog/addiction-in-society/201703/the-solution-the-opioid-crisis.



24 Hatboro 2040 Comprehensive Plan

Access to Health Care Services
Access to health care improves health 
outcomes for residents. According to the U.S. 
Census Bureau, about 96 percent of Hatboro 
residents have health insurance coverage. This 
is a good rate and similar to the comparison 
municipalities. Hatboro is fortunate to have the 
offices of many types of health care providers 
within the borough, including primary care 
doctors for adults and children, many types of 
specialists, dental and orthodontics providers, 
ophthalmologists (eye doctor), physical 
therapists, and chiropractors. The closest full-
service hospital is Abington Hospital, about 
four miles away. With high rates of health 
insurance coverage and convenient access to 
many providers, Hatboro residents have good  
healthcare opportunities.

Resources: Montgomery County is rich with health-
related programs and resources. The Montgomery 
County Department of Health and Human Services 
(HHS) offers a wide variety of programs and referrals. 
HHS itself hosts many programs for families, including 
Nurse-Family Partnership, Maternal and Child Health 
Home Visiting Program, Cribs for Kids Program, 
Infant CPR Training Program, and Safe Sleep 
Presentations. They also maintain a lengthy document 
with many other programs that can assist children 
and families with a wide variety of services. Resources 
and connections are also available for seniors, 
veterans, people with disabilities, and teens. They 
can refer anyone who is having trouble meeting basic 
needs to resources for housing and food assistance 
through their Navicates program. 

tabLe 1.12: rates oF HeaLtH insurance coverage

GEOGRAPHY
PERCENT OF RESIDENTS WITH 

ANY HEALTH INSURANCE 
COVERAGE

Hatboro 95.8

Ambler 89.4

Souderton 93.0

Horsham 95.8

Upper Moreland 95.7

Montgomery County 95.5

Food access
There are no full-service grocery stores located 
within Hatboro’s borough limits. According to 
the United States Department of Agriculture 
(USDA), Hatboro was rated “low access” for 
grocery stores at the half-mile level in both 2010 
and 2015. That means that at least 33 percent of 
the population lives more than 0.5 miles from 
the nearest supermarket. Although there are 
none in Hatboro, three full-service grocery stores 
are available on the 22 bus line: the Giant in 
Upper Moreland, the Giant in Warminster, and 
the Walmart in Warminster. In addition, several 
specialty stores that sell groceries are located in 
Hatboro (see Table 1.13 and Map 1.1).

There are several organizations that provide 
food to low-income or home-bound residents 
of Hatboro. Bux-Mont Meals on Wheels serves 
Hatboro, and there are food pantries at Lehman 
& St. John’s churches in Hatboro. Rolling 
Harvest Food Rescue serves Moreland Towers 
and St. John’s food pantry. Rolling Harvest 
takes excess fresh produce from local farms 
and delivers it to sites that serve low-income 
populations. Volunteer drivers and gleaners16 
gather produce and deliver it to many locations 
in the region, including these two in Hatboro. 
There is a community garden at Hatboro Baptist 
Church – the produce gets donated to food 
pantries.

In addition to other options for food insecure 
households, a new non-profit, H.A.T. Packs, 
offers school children who receive free or 
reduced price lunch non-perishable food items 
to take home with them on weekends. H.A.T. 
Packs also offers food delivery over the summer 
to food insecure families with children in the 
Hatboro-Horsham School District. This non-
profit works to ensure children do not go 
hungry when school is not in session.

16  Gleaning refers to the act of picking produce left or discarded in the fields after harvest. Many 
farmers permit gleaners in their fields once they have been through to harvest the crop.
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tabLe 1.13: FooD sources in anD near Hatboro

NAME LOCATION .25 MILE FROM BUS/TRAIN TYPE

Acme Horsham no Large grocery

Giant Horsham yes, transfer Large grocery

Weis Upper Moreland no Large grocery

Giant Upper Moreland yes Large grocery

Walmart Upper Moreland yes, transfer Large grocery

Giant Warminster yes Large grocery

Walmart Warminster yes Large grocery

Hatboro Market and Deli Upper Moreland no Small grocery

Produce Junction Hatboro yes Large specialty

Ollie’s Bargain Outlet Horsham no Large specialty

ALDI Warminster no Large specialty

Nonno’s Bakery Hatboro yes Small specialty

Altomonte’s Italian Market and Delicatessen Warminster Yes Small specialty

St. John’s Lutheran Church Hatboro Yes Food pantry

Lehman Memorial United Methodist Church Hatboro Yes Food pantry

Hatboro Farmer’s Market Hatboro Yes Farmer’s market

Community Garden at Hatboro Baptist Church Hatboro Yes Garden

While there is access to fresh food in Hatboro 
and there are grocery stores nearby, food 
access could be improved by a grocery store in 
Hatboro or by additional specialty stores that 
sell some of the items not currently available in 
the borough.

BUILDING THE FUTURE

Recommendation: Improve access to 
healthy food options for borough residents.

Strategy: Promote home and community 
gardens through education and by ensuring 
ordinance language about yards permits 
gardening.

Strategy: Recruit specialty food retailers 
that offer foods not available in stores in 
Hatboro.

Lehman Church offers a food pantry.
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Map 1.1: FooD sources anD transit Lines in anD near Hatboro
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Services for Special Populations
The senior and youth populations of Hatboro 
may benefit from targeted services and 
programming. Existing services within the 
borough are limited, but there are a few 
institutions that provide some targeted 
programming and services to seniors and youth. 

Moreland Towers senior housing has some 
programming and assistance for the seniors 
who live there. They do not provide senior 
programming to the larger community. The 
Hatboro-Horsham School District provides 
extracurricular activities and services for youth, 
as does the library.

The Hatboro YMCA is located right on York Road, 
and provides many activities, including some classes 
specif ically for seniors such as the “Silver Sneakers” 
f itness class. The Hatboro YMCA is closing in 2019. 
A new YMCA facility in Willow Grove is opening, but 
it will not be as easy for residents to access as the 
current, walkable location right in town. Hatboro 
may want to assess how the loss of the YMCA will 
impact residents. Certain programs, like  
“Silver Sneakers” classes, would be valuable to 
continue to offer within the borough, if possible.

Upper Moreland Township offers a teen 
babysitting course and some trips and events for 
seniors. Although these programs cost more for 
those living outside of Upper Moreland, they are 
available to residents of Hatboro.

There are no senior centers in Hatboro 
that provide general services to the senior 
population. The Montgomery County Office of 
Aging and Adult Services (MCAAS) supports 12 
senior centers around the county. The closest 
one to Hatboro is Jenkintown – about a 15 
minute drive from Borough Hall. Salem Adult 
Citizens, Inc. can be accessed by public transit in 
about 36 minutes on two buses. Bucks County 
Department of Human Services operates a 
senior center in Warminster Township. The 

Benjamin H. Wilson Senior Center is a ten to 
fifteen minute drive from Hatboro, but is not 
accessible by transit.

MCAAS works to improve generally the 
quality of life for older and disabled adults in 
Montgomery County, including conducting 
surveys and formulating plans to improve the life 
of seniors. Through public outreach to seniors, 
the main concerns they identified among the 
older population were transportation access, 
support and assistance for aging in place, 
affordable housing, and access to information 
on available services. MCAAS’s goals in their 
five-year plan are to promote existing services, 
improve access to services, enhance the quality 
of services, and empower the workforce 
(assistance and support for seniors who want 
to be employed). Their research can inform 
Hatboro and support seniors with the things 
they most need.17

Although some services are available in the 
area, there is an need to add programming 
and services for youth and seniors in Hatboro, 
especially once the YMCA moves to Upper 
Moreland. The addition of teen activities and 
social spaces and an increase in assistance and 
activities for seniors would benefit Hatboro 
residents. Partnerships with the school district, 
the library, senior housing providers, and other 
entities may allow for these additional services.

The SAGA Community Center in Hatboro 
aims to serve LGBTQ+ people in Montgomery 
and Bucks Counties with events and a “Queer 
Library.” Events include movies and activities, 
support groups, and open mic nights. Although 
this community resource serves a much wider 
geographic area than just the Borough of 
Hatboro, fortunately, it provides support and 
resources very locally for any LGBTQ+ residents 
of the borough. 

17 Montcopa.org/148/Senior-Services.
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BUILDING THE FUTURE

Recommendation: Assess and improve 
services targeted towards seniors and youth.

Strategy: Identify services and programs that 
the YMCA offers that are most important 
to try to replace in Hatboro when the 
YMCA moves to Upper Moreland.

Strategy: Support organizations providing 
programming for youth and promote their 
events and activities.

Strategy: Support aging in place and consider 
the needs of seniors now and in the future. 
(See also Transportation and Land Use & 
Housing recommendations.)

COMMUNITY GROUPS AND 
FACILITIES
Hatboro has a history of active community 
groups and volunteerism. Hatboro’s rich list 
of organizations, religious institutions, and 
community groups contribute to the social 
cohesion of the town. 

Community groups in Hatboro include  
(this list may not be comprehensive): 

 ▪ Hatboro Baptist Church
 ▪ Boy Scout Troop 3
 ▪ Boy Scout Troop 81
 ▪ Bucks-Mont Meals on Wheels
 ▪ Hatboro Chamber of Commerce
 ▪ Church of the Advent
 ▪ Crooked Billet Home and School Association
 ▪ Cub Scout Pack 17
 ▪ Hatboro-Horsham Educational Foundation
 ▪ Hatboro Elm Street
 ▪ Enterprise Fire Company
 ▪ Gardeners of Crooked Billet
 ▪ Girl Scout Troop 71530
 ▪ Hatboro Gospel Hall
 ▪ H.A.T. Packs
 ▪ Hatboro Residents Association
 ▪ Hatboro-Horsham Soccer Club
 ▪ Hhoops 
 ▪ Kiwanis
 ▪ Lehman Memorial United Methodist Church
 ▪ Lions Club
 ▪ Hatboro Little League
 ▪ Love in Action United Church of Christ
 ▪ Main Street Hatboro
 ▪ W.K. Bray Lodge No. 410 Free and  
Accepted Ancient York Masons

 ▪ The Millbrook Society
 ▪ Moms Demand Action - Hatboro
 ▪ Pennypack Home and School Association
 ▪ Hatboro Rotary
 ▪ Hatboro Running Club
 ▪ SAGA Community Center
 ▪ St. John’s Lutheran Church
 ▪ Second Alarmer’s Rescue Squad
 ▪ Hatboro Storm (swimming)
 ▪ Union Library of Hatborough
 ▪ Village Players
 ▪ Hatboro YMCA

Hatboro YMCA.
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BUILDING THE FUTURE

Goal: Support institutions and 
organizations that serve the community. 
Seek collaborative partnerships that will 
create activities and services tailored to the 
needs of different populations.

Recommendation: Support and encourage 
the spirit of volunteerism that already exists in 
Hatboro.

Strategy: Maintain a list of volunteer 
opportunities and promote it on borough 
platforms.

Recommendation: Establish a community 
space or spaces that can host classes and events 
and be a gathering space for the community.

Strategy: Partner with Hatboro-Horsham 
School District and the Union Library to host 
community events and classes.

Strategy: If the opportunity to acquire or build 
a community center arises, create a use plan 
that identifies how the space will be used and 
by whom. Provisions should be made in the use 
plan to clarify how community members can 
reserve the use of the space, what necessary 
renovations need to be made, and identify 
potential revenue sources.

Strategy: In a potential community center, 
consider encouraging uses in the building that 
may generate revenue to help fund the center, 
including co-working, low-intensity office 
uses, and commercial kitchen space that can 
be rented by entrepreneurs and/or used for 
classes.

Strategy: For a potential community center, 
pursue funding opportunities to make necessary 
improvements and/ or renovations to the 
property to make it a functional community 
space.

Community Facilities
Hatboro has many locations that serve a 
community function, as shown on Map 1.3. In 
addition to the locations shown, Magisterial 
District Judge Paul N. Leo presides over 
Magisterial District Court 38-1-14 in Hatboro, 
next to Borough Hall. 

Besides the mapped facilities, other community 
facilities are located near Hatboro, including 
medical facilities and museums. Table 1.14 shows 
community facilities in Hatboro and some 
significant facilities that fill a role in Hatboro’s 
community that are located nearby, but outside 
the borough limits. 

Masonic Hall.
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Map 1.2: coMMunity FaciLities
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tabLe 1.14: coMMunity FaciLities in anD near Hatboro

NAME TYPE LOCATION
Crooked Billet Elementary School School Meadowbrook Ave.

Pennypack Elementary School School Spring Ave.

Hatboro Kinder Care Day care/preschool S. Warminster Road

Lehmen Christian Preschool Day care/preschool S. York Rd.

Play & Learn Day care/preschool N. York Rd.

St. John’s Church Pre-K Program Day care/preschool N. York Rd.

Moreland Towers Age-restricted housing E. Moreland Ave.

Victorian Village at Loller Academy Age-restricted housing S. York Rd.

YMCA Recreation S. York Rd.

Hatboro Station Transit Penn St.

St. John’s Lutheran Church Place of worship N. York Rd.

Hatboro Baptist Church Place of worship N. York Rd.

Hatboro Gospel Hall Place of worship W. Moreland Ave.

Church of the Advent Place of worship Byberry Rd.

Lehman Memorial United Methodist Church Place of worship S. York Rd.

Love in Action United Church of Christ Place of worship S. York Rd.

Old York Road Temple – Beth Am Place of worship Abington Township

Islamic Cultural Center of Willow Grove Place of worship Upper Moreland Township

St. John Bosco Roman Catholic Church Place of worship Warminster Township

Abington Health Center – Willow Grove Medical Upper Moreland Township

Abington Health Center – Warminster Medical Warminster

Abington Hospital Medical Abington Township

Wings of Freedom Aviation Museum Museum Horsham Township

Glencairn Museum Museum Bryn Athyn

Millbrook Society Museum N. York Rd.

Village Players Arts & Culture Jefferson Ave.

SAGA LGBTQ+ Community Center Library & Community Center S. York Rd.

Union Library Library S. York Rd.

Montgomery County Annex Government Upper Moreland Township

District Court Government S. York Rd.

Borough Hall Government S. York Rd. 

Post Office Government N. York Rd.

Enterprise Fire Company Emergency Services Byberry Rd.

Second Alarmer’s Rescue Squad Emergency Services S. York Rd.

Hatboro Police Station Emergency Services E. Montgomery Ave.

St. John’s Food Pantry Food Pantry N. York Rd.

Lehman Food Pantry Food Pantry S. York Rd.
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Union Library of Hatborough18

Hatboro’s library is one of the oldest in the 
country. In addition to the circulation of library 
materials, they offer many classes, groups, and 
events for children and adults. The library’s 
mission is “to provide all the members of its 
community and serviced areas with access 
to materials that will fulfill their cultural, 
informational, educational, recreational and 
technological needs.”

Established in 1755, the library has been in its 
current building since 1850. The stately Union 
Library building is on the National Register of 
Historic Places. A balcony area houses historic 
books that do not circulate. The historic building 
is a source of pride for the library and the 
broader community, but upkeep is expensive, 
and ADA accessibility is a challenge. 

18  Hatboro’s library was founded when the name of the borough was spelled Hatborough. The 
library has retained this spelling in its official title.

Hatboro’s public library is an independent 
non-profit organization (501-c3) that is led 
by a board of directors. The Union Library of 
Hatborough has only one full-time staff member, 
the library director, and relies heavily on part-
time staff and many volunteers to operate the 
library and put on its many programs. Although 
this library operates independently, cardholders 
from any public library in Pennsylvania may 
request materials online from any other public 
library using a statewide program called PA 
Access. 

The library is a key part of the community, and 
a valuable resource for residents. The library 
should be supported and accessed as a partner 
for the borough government in community 
outreach and events.
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BUILDING THE FUTURE

Recommendation: Support the Union 
Library of Hatborough in providing 
programing, reading materials, and 
computer and internets access to all 
segments of the population, and maintaining 
the historic library building.

Strategy: Cross-promote library events on 
borough platforms.

Strategy: Share information on how residents 
can request books from other libraries in 
Montgomery County and across the state 
on the borough and library websites.

Strategy: Improve the library façade with 
decorative lighting to ensure it is a landmark 
for the community.

The library seeks to continue to broaden their 
community function by providing increased 
access to technology, hosting community events, 
and providing programming for all segments 
of the population, including teens and seniors. 
They would like to continue to be a technology 

resource for the community and expand that 
role in the future, providing access to computers 
and other devices, and assistance using them, 
while staying flexible and up to date in what and 
how they provide technology services to the 
population. 

The library partners with the Chamber 
of Commerce for community events and 
welcomes requests from community groups and 
organizations to use their space for meetings or 
events. 

There is a grassy stormwater retention basin 
behind the library that families sometimes use 
for outdoor play when visiting the library. There 
may be improvements to the natural area that 
would make the space more inviting for library 
visitors such as a garden or meadow area.

The Union Library successfully passed a ballot 
measure in May 2019 instituting a new annual 
tax of 0.55 mills solely for the library. This new 
funding is predicted to generate over $200,000 
per year for the library. This dedicated funding 
will help the library more fully realize its goals 
and be able to plan better for its future.

Open space behind the library
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Schools
Hatboro-Horsham School District 
Hatboro is part of the Hatboro-Horsham School 
District, which enrolls about 5,000 students 
in two municipalities. The district has two 
elementary schools in Hatboro (Pennypack and 
Crooked Billet) and three in Horsham. There 
is one middle school and one high school for 
the district, both located in Horsham Township. 
The school district began offering full-day 
kindergarten in the 2017-2018 school year.

Many school districts in the greater Philadelphia 
region have started moving school start times 
later in line with recent research about the 
biological needs of teenagers. Hatboro-Horsham 
High School starts at 7:30 am, with some 
students having significant travel to get there.

BUILDING THE FUTURE

Recommendation: Work with the school 
district to see if a later high school start 
time can be established for better health 
outcomes for Hatboro teens.

Hatboro may find opportunities for 
collaboration with the school district on classes 

for parents, community events, and youth 
services and programs.

School Facilities
The Crooked Billet Elementary School in 
Hatboro has been closed since fall 2018. 
Students that would otherwise be enrolled 
there attended Hallowell Elementary School as 
Crooked Billet has been demolished and is being 
rebuilt. The new Crooked Billet Elementary 
School will have more than three times the 
square footage of the previous school on that 
site once it is rebuilt and the school district 
may consider closing Pennypack Elementary 
School and sending all of Hatboro’s elementary-
aged children to Crooked Billet. The future 
of the Pennypack Elementary School building 
and grounds is uncertain. There may be an 
opportunity for the borough to purchase 
the property if the school is closed. Located 
in a floodplain, protection of this area from 
further development and use as stormwater 
management should be a priority for the school 
district and the borough.

Non-district School Options
There are no private or charter schools in 
Hatboro, but several private schools close by 
focus on serving children with special needs.

Crooked Billet Elementary School under construction. Pennypack Elementary School.
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Area Private Schools

• Nexus School, 2801 Woodland Rd., Roslyn, PA 19001 
– K-12, private school for kids on autism spectrum

• Center School, 2450 Hamilton Ave., Abington, PA 
19001 – Grades 1-8, private school for children with 
special needs

• Our Lady of Conf idence Day School, 314 N. Easton 
Rd., Willow Grove, PA 19090 – Grades K-12, Catholic 
School for children with intellectual disabilities

• The Quaker School at Horsham, 250 Meetinghouse 
Rd., Horsham, PA 19044 – Grades K-8, private 
school for children with language-based learning 
diff iculties

Four private preschools are located in Hatboro and 
serve the youngest school students in the borough. 
These are: Hatboro Kinder Care, Lehman Christian 
Preschool, Play & Learn, and St. John’s Church Pre-K 
Program.

Hatboro residents must leave the borough for 
postsecondary education. The closest options for 
higher education are Jefferson College of Nursing, 
Abington-Dixon Campus; Penn State, Abington; 
Bethel Seminary of the East; and Bryn Athyn College. 
Hatboro residents are also served by Montgomery 
County Community College in Blue Bell. 

School Enrollment
The Montgomery County Planning Commission 
(MCPC) calculates the number of school aged 
children that each type of new home built in 
Hatboro is likely to generate. The average new 
single family detached home is likely to generate 
1.25 school aged children. New single-family 
attached homes (rowhouses, townhouses, twins) 
each generate approximately 0.21 school-aged 
children. And new multi-family housing is likely to 
only generate 0.06 children per new unit.19 MCPC 
does not predict significant enrollment increases in 
the near future. However, as new housing units are 
considered in Hatboro, communication with the 
school district about anticipated enrollment should 
be ongoing.

19  A full report on future enrollment in the Hatboro-Horsham School District completed in 2017 is available 
here: https://www.montcopa.org/DocumentCenter/View/7997/HHSD-Projections-Final-Report?bidId

Emergency Services
Hatboro has great emergency services located 
right in the borough. Dedicated emergency 
responders arrive quickly from nearby police, 
fire, and ambulance stations. Some emergency 
services are provided directly by borough 
government employees (police service), and 
some are provided by quasi-governmental and 
non-profit organizations (fire and ambulance 
service). All of these services are covered in this 
section.

All emergency calls (911) in Hatboro are 
routed through the countywide emergency call 
center, and then directed to the appropriate 
local emergency service provider. Montgomery 
county also provides a text to 9-1-1 service 
within the county. In addition, county residents 
can provide information to emergency service 
providers before an emergency incident occurs 
using the Smart911 service. If an emergency call 
is received from a number that has a Smart911 
profile, that information is displayed to providers 
who respond to the call. The county emergency 
services website provides a list of all active 
incidents at any given time.

Ready MontCo, a countywide notification 
system, is available to residents of Hatboro for 
emergency notifications via text, email, and 
telephone. Hatboro emergency management 
can access Ready MontCo to send notifications 
to anyone who signed up for Hatboro 
notifications.

BUILDING THE FUTURE

Goal: Ensure emergency service 
providers stay in Hatboro and are 
able to provide high quality services 
so that residents stay safe and get any 
emergency services they need.

Recommendation: Share safety 
information and emergency resources with 
residents.

Strategy: Publicize information on Ready 
MontCo, Smart911, and Text to 911 services. 
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Hatboro Police
Members of the Hatboro Police force are 
all borough employees. The Hatboro Police 
handles both emergency and routine policing in 
the borough, including responses to 911 calls, 
parking enforcement, and fingerprinting. The 
police department’s patrols include officers on 
bicycles and they provide a secure prescription 
drug collection box in their building. The 
Hatboro Police Department added a K9 officer 
to its force in 2019, which was funded primarily 
through donations from the community. Officer 
Louie serves primarily as a narcotics detection 
officer. The successful fundraising effort to bring 
Office Louie to the Hatboro Police might be able 
to be replicated for future borough initiatives.

Public input during the comprehensive planning 
process indicates that a low crime rate is an 
attractive characteristic of the borough and 
that safety is a priority aspect of the town to 
maintain in the future. To preserve the low 
crime rate and ensure the community feels 
safe, ensuring adequate and responsive police 
coverage is essential. Increasing social cohesion 
will also help keep crime rates low.

BUILDING THE FUTURE

Recommendation: Regularly assess 
the number of police officers and their 
equipment needs to ensure that appropriate 
coverage is provided for the borough.

Enterprise Fire Company
Enterprise Fire Company was founded in 1890. 
The company serves all of Hatboro and also 
covers surrounding municipalities through 
mutual aid agreements. More than half of 
the calls Enterprise goes out on take the fire 
company outside of the borough. In addition 
to responding to emergencies, Enterprise 
participates in parades and community events 
and provides information on fire prevention 
and safety on their website and in person. The 
borough offers free smoke detectors to home 
owners. 

The Fire Marshal is a borough employee who 
is a member of the fire company as well. The 
fire marshal is required to investigate fires and 
replaces the volunteer Fire Chief on calls when 
he or she is unavailable. The Fire Marshal does 
not go out on every call with the fire company, 
only when needed. Other than the Fire Marshal, 
Enterprise is an all-volunteer force. Recruitment 

K9 Off icer Louie.
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of volunteers has declined over time, and the 
force is aging. Training has become much more 
demanding; currently 199 hours of training is 
required to become a basic firefighter. The 
truck has to have a minimum of four qualified 
firefighters in order to go out on a call. 

Funding for Enterprise Fire Company comes 
from a fire tax, other borough funding, fire 
insurance, and fundraisers held by the company. 
Current funding is adequate for their needs, but 
additional funding may be needed in the future. 

In order to continue to serve the borough well, 
Enterprise would like to ensure that any road or 
infrastructure changes that are planned provide 
for adequate emergency vehicle access, and that 
new development allows adequate access for all 
fire vehicles and equipment.

BUILDING THE FUTURE

Recommendation: Plan with Enterprise 
Fire Company for their long-term needs to 
ensure excellent fire protection coverage for 
the borough.

Strategy: Consider having someone with fire 
training on borough staff.

Recommendation: Review ordinances 
to ensure that best practices in emergency 
management access are followed for new 
developments.

Second Alarmer’s Association and 
Rescue Squad (SARS)
Second Alarmer’s Association and Rescue Squad 
(SARS) has been providing emergency medical 
services (EMS) to Hatboro since 1999; this 
service was previously provided by Enterprise 
Fire Company. SARS has 5 stations: Hatboro, 
Willow Grove (Upper Moreland Township), 
Elkins Park (Abington Township), Edge Hill 
(Abington Township), and Whitpain. Their 
services are provided by a combination of staff 
and volunteers, including a K9 Search Team. 
They offer trainings such as first aid and CPR to 
the public. Approximately 5-6 percent of SARS 
calls are to the Borough of Hatboro.

SARS K9 Search Team.
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SARS is currently able to provide fast, high 
quality services from right within the borough. 
However, they also are finding that funding 
is sometimes inadequate for their operations 
and are seeking long-term funding strategies 
to ensure they are able to continue to serve 
eastern Montgomery County with high quality 
emergency medical care and transportation.

BUILDING THE FUTURE

Recommendation: Work with area 
service providers to ensure continued 
adequate Emergency Medical Service 
coverage in Hatboro.

Recommendation: Ensure emergency 
service providers have the best training and 
technology available to serve the community 
during natural disasters, especially flood, 
severe storm, or extreme temperature events.

GOVERNMENT
This section covers Hatboro’s elected and 
appointed officials and staff. Other government 
services such as waste collection and the 
provision of utilities are covered in Chapter 4: 
Environment & Utilities.

Hatboro is governed by eight elected officials 
consisting of a seven-member council and a 
mayor. Everyday operations of the borough 
are run by a Borough Manager, Chief of Police, 
and their staffs. Several other boards and 
commissions are staffed with members appointed 
by borough council. Elected officials attend 
trainings conducted by the Pennsylvania State 
Association of Boroughs (PSAB) to help them be 
good stewards of the community’s needs. 
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BUILDING THE FUTURE

Goal: Ensure that Hatboro is run in an 
effective, efficient, responsible, and 
transparent way.

Hatboro’s Department of Public Works 
performs refuse collection, snow removal, park 
maintenance, and more. Hatboro’s Code 
Enforcement Officer and Fire Marshal work to 
ensure that Hatboro’s code is followed and its 
buildings are safe. Hatboro’s office staff handles 
the day to day operations of the borough, 
including all general questions and concerns, 
permit requests, zoning reviews, and right-to-
know requests. The borough also manages the 
public pool. The tax collector works out of the 
borough office, and the finance manager tracks 
all cash flow. Finances are audited quarterly by a 
third party to ensure good financial practices 
and monitoring. 

With current staffing levels, the borough does 
not have the capacity to run a recreation 
program or community center; both of these 
requests have come from the community. 
Additional employees and funding would be 
needed for either of those to exist.

Because Hatboro is a small municipality, 
opportunities to improve the efficiency of 
government services may be realized by 
cooperating with other municipalities and 
entities. Joint planning efforts, especially in 
areas such as stormwater management and 
transportation, can yield more effective 
results than planning alone. Partnerships and 
connections outside of the borough can bring 
services to the residents that might not be 
feasible otherwise. The joint trail planning effort 
(see Chapter 3: Transportation) is an example 
of something that may yield infrastructure for 
residents that could not have been accomplished 
by Hatboro planning alone. 

BUILDING THE FUTURE

Recommendation: Continue and 
improve coordination and cooperation with 
neighboring and similar municipalities for 
efficiency of services and inspiration for 
government management.

Strategy: Partner with surrounding 
municipalities in planning efforts.

Strategy: Work towards establishing 
a regional commission for regular 
communication and coordination among 
neighboring municipalities.

Good government leadership includes long-term 
planning, with iterative reassessment of changes 
made and next steps in accomplishing goals. 
Success in achieving the Hatboro 2040 Vision 
will require keeping goals in mind throughout 
the process and integrating those goals into daily 
tasks and conversations. Regularly assessing how 
well things are working and trying new ideas 
is part of what is known as “design thinking.” 
Design thinking can help to improve processes 
and encourage trying new things.

BUILDING THE FUTURE

Recommendation: Encourage innovative, 
strategic thinking on the part of borough 
leaders. Adopt a “design thinking” attitude 
that encourages small innovations, pilot 
projects, and new ideas to solve problems.

Strategy: Send all elected officials and 
managers/directors of borough staff to 
regular professional development.
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Communication is key to ensuring transparency 
and reassuring residents that government is 
active and responsive. Hatboro ’s borough office 
publishes an award-winning print newsletter 
that is mailed to all residents twice per year. In 
addition, the borough uses Facebook to share 
announcements and records video footage of all 
Council meetings which is available online to the 
public. 

Education and outreach should be a part of 
every department and every employee’s job. 
Just as important as acting on a key initiative 
is explaining it to the public. Education and 
outreach can include signage, social media, 
personal conversations, newspaper articles, and 
other means of communication.

Other communities have instituted events such 
as coffee with a cop, council listening sessions, 
office open houses, or coffee with the mayor. 
Some events of this type may be beneficial 
to Hatboro as well. The government can also 
share information with the wonderful network 
of community groups and organizations in 
Hatboro.

BUILDING THE FUTURE

Recommendation: Continue to 
demonstrate and reassure residents that 
borough government is helpful, available, 
and responsive to their needs and concerns.

Strategy: Ensure transparency in finance, 
including regularly sharing budget 
information with the public.

Strategy: Ensure the annual audit is discussed 
publicly and shared on the borough’s 
website.

Strategy: Devote some staff or elected 
official time to publicity for borough 
initiatives and procedures including 
proactively disseminating information 
about potentially controversial topics. 
Monitor borough social media channels 
and encourage those with questions or 
complaints to reach out to Borough Hall 
directly.

Strategy: Partner with established 
community groups to increase awareness of 
borough events and actions. 

Strategy: Ensure that there continue to be 
opportunities for in-person interaction with 
borough staff and elected officials, even as 
technological advances create additional 
means of communication.

Recommendation: Improve efficiency 
and timeliness of information distribution 
to borough residents and businesses. Evolve 
communication methods with changing 
technology and communication platforms.

Strategy: Acquire necessary equipment to 
broadcast meetings on cable television.

Strategy: Enhance communication channels 
to make it easier for residents to find 
information on their own.
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PRIORITY 1: GOOD GOVERNMENT
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure that Hatboro is run in an effective, efficient, responsible, and 
transparent way.

Recommendation Continue to demonstrate and reassure residents that borough government is 
helpful, available, and responsive to their needs and concerns. 

CGAO ongoing

Strategy Ensure transparency in finance, including regularly sharing budget 
information with the public.

0-3 years

Strategy Ensure the annual audit is discussed publicly and shared on the borough’s 
website.

0-3 years

Strategy Devote some staff or elected official time to publicity for borough initiatives and 
procedures including proactively disseminating information about potentially 
controversial topics. Monitor borough social media channels and encourage 
those with questions or complaints to reach out to Borough Hall directly.

0-3 years

Strategy Partner with established community groups to increase awareness of 
borough events and actions.

0-3 years

Strategy Ensure that there continue to be opportunities for in-person interaction with 
borough staff and elected officials, even as technological advances create 
additional means of communication.

ongoing

Recommendation Improve efficiency and timeliness of information distribution to borough 
residents and businesses. Enhance communication channels as technology 
and communication platforms evolve. 

ongoing

Strategy Acquire necessary equipment to broadcast meetings on cable television. 0-3 years

Strategy Enhance communication channels to make it easier for residents to find 
information on their own.

ongoing

Recommendation Continue and improve coordination and cooperation with neighboring and 
similar municipalities for efficiency of services and inspiration for government 
management.

UMT, HT, 
Ambler, WT, 
MCPC

ongoing

Strategy Partner with surrounding municipalities in planning efforts. 3-5 years

Strategy Work towards establishing a regional commission for regular communication 
and coordination among neighboring municipalities.

0-3 years

Recommendation Encourage innovative, strategic thinking on the part of borough leaders. 
Adopt a “design thinking” attitude that encourages small innovations, pilot 
projects, and new ideas to solve problems.

ongoing

Strategy Send all elected officials and managers/directors of borough staff to regular 
professional development. 

ongoing

GOALS, RECOMMENDATIONS, AND STRATEGIES FOR 
PEOPLE, COMMUNITY, AND GOVERNMENT

A table of partner acronyms can be found in the introduction on page 9.
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PRIORITY 1: ORGANIZATIONS & VOLUNTEERS
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Support institutions and organizations that serve the community. Seek 
collaborative partnerships that will create activities and services tailored to 
the needs of different populations.

  

Recommendation Support the Union Library of Hatborough in providing programing, 
reading materials, and computer and internet access to all segments of the 
population, and maintaining the historic library building.

ULH ongoing

Strategy Cross-promote library events on borough platforms. 0-3 years

Strategy Share information on how residents can request books from other libraries 
in Montgomery County and across the state on the borough and library 
websites.

0-3 years

Strategy Improve the library façade with decorative lighting to ensure it is a landmark 
for the community.

 5-10 years

Recommendation Support and encourage the spirit of volunteerism that already exists in 
Hatboro.

CGAO ongoing

Strategy Maintain a list of volunteer opportunities and promote it on borough 
platforms.

0-3 years

Strategy Consider a community/institutional spotlight that shares information about 
local organizations.

 3-5 years

Recommendation Assess and improve services targeted towards seniors and youth. MCHHS, 
CGAO, ULH

5-10 years

Strategy Identify services and programs that the YMCA offers that are most 
important to try to replace in Hatboro when the YMCA moves to Upper 
Moreland.

0-3 years

Strategy Support organizations providing programming for youth and promote their 
events and activities.

3-5 years

Strategy Support aging in place and consider the needs of seniors now and in the 
future. (See also Land Use & Housing recommendations.)

 5-10 years

Recommendation Assess the need and interest level for English for Speakers of Other 
Languages (ESOL) classes, General Equivalency Degree (GED) classes, and 
other supportive services for residents.

ULH 3-5 years

Recommendation Establish a community space or spaces that can host classes and events and 
be a gathering space for the community.

ULH, CGAO, 
HHSD

5-10 years

Strategy Partner with HHSD and the Library to host community events and classes. 0-3 years

Strategy If the opportunity to acquire or build a community center arises, create a 
use plan that identifies how the space will be used and by whom. Provisions 
should be made in the use plan to clarify how community members can 
reserve the use of the space, what necessary renovations need to be made, 
and identify potential revenue sources.

3-5 years

Strategy In a potential community center, consider encouraging uses in the building 
that may generate revenue to help fund the center, including co-working, 
low-intensity office uses, and commercial kitchen space that can be rented by 
entrepreneurs and/or used for classes.

 5-10 years

Strategy For a potential community center, pursue funding opportunities to make 
necessary improvements and/ or renovations to the property to make it a 
functional community space.

5-10 years
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PRIORITY 2: EMERGENCY SERVICES
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure emergency service providers stay in Hatboro and are able to provide 
high quality services so that residents stay safe and get any emergency 
services they need.

  

Recommendation Share safety information and emergency resources with residents. HPD, EFC, 
SARS

0-3 years

Strategy Publicize information on Ready MontCo, Smart911, and Text to 911 services.  0-3 years

Recommendation Plan with Enterprise Fire Company for their long-term needs to ensure 
excellent fire protection coverage for the borough.

EFC 0-3 years

Strategy Consider having someone with fire training on borough staff.  5-10 years

Recommendation Review ordinances to ensure that best practices in emergency management 
access are followed for new developments.

HPD, EFC, 
SARS, MCPC, 
ENG, HPC

3-5 years

Recommendation Ensure emergency service providers have the best training and technology 
available to serve the community during natural disasters, especially flood, 
severe storm, or extreme temperature events.

HPD, EFC, 
SARS, MC 
Public Safety

10+ years

Recommendation Work with area service providers to ensure continued adequate Emergency 
Medical Service coverage in Hatboro. 

SARS 10+ years

Recommendation Regularly assess the number of police officers and their equipment needs to 
ensure that appropriate coverage is provided for the borough.

HPD, DVRPC, 
MC Public 
Safety

ongoing

PRIORITY 3: WELCOMING & DIVERSE
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure Hatboro is a welcoming and diverse community in the future. 
Encourage dialogue, interaction, and understanding among diverse 
populations.

  

Recommendation Consider diversity in all government operations, ensuring that elected & 
appointed officials and staff serve the needs of a changing population. 

CGAO, 
HPWD, HPD, 
HPC

ongoing

Strategy Consider diversity among, but not limited to the following: age, race, 
ethnicity, gender identity, socioeconomic status, religion or nonreligion, 
sexual orientation, physical ability, and residents of various neighborhoods.

ongoing

Strategy Request that all elected & appointed officials and staff take a diversity and 
inclusion pledge, to welcome, honor, and consider the viewpoint of every 
Hatboro resident in their work.

5-10 years

Strategy Consider expanding types of outreach to encourage civic participation from 
all demographics of Hatboro residents. Work towards making borough 
committees as diverse as the community - strive to include members that 
represent different dimensions of diversity.

5-10 years

Strategy Identify leaders of diverse groups and work to improve group 
communication with the borough. Use them to advise on outreach and 
participation issues.

5-10 years

Strategy Assess the need for providing certain important borough communications in 
other languages on an ongoing basis. Consider hiring staff who have language 
skills and offering opportunities for language training to borough staff. 

3-5 years

Strategy Consider inviting guest speakers to do presentations on diversity issues.  3-5 years

Recommendation Partner with the Millbrook Society and Hatboro Historic Commission to 
build community and neighborhood affinity by identifying different areas of 
Hatboro with neighborhood names. 

HHS, MBS, 
CGAO

5-10 years

Strategy Encourage neighborhood activities such as block parties and welcoming 
committees for new neighbors.

 5-10 years
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PRIORITY 4: HEALTH
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Support healthy behaviors and mental and physical wellbeing of residents.   

Recommendation Create and expand pleasant public spaces that foster gathering and social 
interaction. (See Environment & Utilities and Small Town Character 
recommendations.)

 5-10 years

Recommendation Promote the State’s website for finding assistance with substance misuse 
disorders: Drug and Alcohol Referral Tool (DART).

PADHS 3-5 years

Recommendation Periodically reevaluate traffic signal timing along York Road to minimize idling 
and improve air quality.

PennDOT, 
ENG

ongoing

Recommendation Work with the school district to see if a later high school start time can be 
established for better health outcomes for Hatboro teens.

HHSD 5-10 years

Recommendation Pursue partnerships and opportunities to address public health and safety 
issues such as childhood obesity, drug use, and impaired driving.

PennDOT, 
MCHHS, 
MCPC, EFC, 
HPD, SARS, 
MCOPH

5-10 years

Recommendation Improve access to healthy food options for borough residents. DDD, MCPC, 
MCOPH

5-10 years

Strategy Promote home and community gardens through education and by ensuring 
ordinance language about yards permits gardening.

3-5 years

Strategy Recruit specialty food retailers that offer foods not available in stores in 
Hatboro. 

 5-10 years

PRIORITY 5: EMPLOYMENT
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Encourage the development of more jobs in Hatboro and assist Hatboro 
residents in obtaining and improving their employment status.

  

Recommendation Attract and retain more offices in the areas surrounding the train station, 
adjacent to and above Main Street, and in Station Park.

DDD, HCOC 10+ years

Strategy Have the Downtown Development Director include Station Park in their 
work.

 0-3 years

Recommendation Support residents seeking employment and direct them to appropriate 
resources.

PA Dept. 
of Labor 
& Industry, 
PADHS, 
HCOC, DDD

 

Strategy Promote PA CareerLink as a resource for jobs, job training, veteran services, 
and more.

 0-3 years

Strategy Host or partner with other organizations to host networking and 
educational events for employers, small businesses, and residents.

 3-5 years
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Chapter 2:  
Small Town Character
This topic area includes the primary attributes that make Hatboro look and feel like Hatboro. This 
chapter covers Hatboro’s history and the significant architecture and other historical assets that 
remain in the borough. The appearance of the business district and its mix of businesses are some 
of the most important elements of Hatboro’s identity and character. Businesses and employment 
both on and off York Road are covered, as are current and future retail trends. Management of 
the York Road business district will be discussed, as will the presence of arts and culture and how 
that fits into the economy of the town. The final section of this chapter covers design elements of 
a business district, and how streetscape elements can build a unique and attractive shopping and 
dining area. Background information and recommendations for these topics address these aspects 
of the vision for 2040:

town. Many active community groups and 
organizations have plenty of volunteers and 
work together to provide events, services, and 
support for the residents of Hatboro.

HISTORY 
Preserving the history of a place is about both 
story and objects – knowing and remembering 
what has happened, and protecting significant 
places in the community. Hatboro residents 
value their history, and want to preserve 
historically significant buildings and places. 
History also shapes community identity – the 
story of a town is part of the shared identity of 
its people. Actions that preserve or celebrate 
the history of the town have social, historical, 
and economic benefits. 

Hatboro’s history is well-known by 
residents and visitors. Historic properties 
are permanently preserved, and new 

construction in historic areas fits in well with 
existing buildings. Hatboro honors its history by 
remembering, celebrating, and preserving the 
past, while continuing to innovate and adapt for 
the trends and challenges of the future.

Hatboro is a vibrant town with a thriving 
and attractive business district. Main 
Street draws residents and visitors to its 

varied shops, restaurants, and services. People 
of all ages create a continuous stream of foot 
traffic, and entertainment options keep Hatboro 
alive at night. 

Bustling festivals, a variety of recreation  
opportunities, and fun events occur  
frequently, creating a positive feeling 

and a strong sense of community identity in 
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Measures that help promote the history of the 
community include historical walking tours, a 
recognition program for historical restoration, 
voluntary design guidelines for history preservation, 
and historic events and celebrations.

Several historic organizations are involved in 
collecting and preserving the history of Hatboro. 
The Hatboro Historical Commission, including 
an official Hatboro Historian, is a committee 
appointed by Borough Council and charged 
with creating a historical preservation program 
and advising Borough Council and the Borough 
Planning Commission on matters of historical 
importance.

The Millbrook Society is an independent non-
profit organization dedicated to the preservation 
of and education about the history of Hatboro 
and surrounding areas. The Millbrook Society 
maintains a small museum in Hatboro Baptist 
Church that is typically open two hours per 
week. In addition, other area historical societies 
keep some records about Hatboro including 
the Old York Road Historical Society in 
Abington Township and the Historical Society of 
Montgomery County in Norristown. 

BUILDING THE FUTURE

Goal: Take steps to preserve historic 
buildings and promote and share 
Hatboro’s history. Enhance historic 
preservation strategies and increase 
protection of the community’s historic 
structures and neighborhoods.
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Hatboro was settled in the early 1700s along 
what later became known as York Road. These 
early roads were difficult to traverse and often 
impassable during inclement weather. York Road 
was widened and graded gradually over time.

The story of the town of Hatboro includes many 
important people, places, and events that have 
resulted in the community that is there today. 
Strengthening the knowledge of Hatboro’s 
history will strengthen the community itself. 
Below is a timeline of selected important events 
in Hatboro’s history.

Hatboro Historical Timeline
1715 Founding of Hatboro with first building - a 

log cabin by Lawrence Thompson.

1745 John Dawson, a milliner (hat maker), 
settles in Hatboro, eventually giving the 
town its name. He turned his house, 
which was south of Moreland Avenue, 
into the Crooked Billet Inn. Also known 
as the Crooked Billet Tavern, the Upper 
Tavern, and later the Hatboro Railroad 
Hotel, General George Washington 
dined there and the British used it as 
their Headquarters during the Battle of 
Crooked Billet. In 1954 it was torn down 
and store fronts were erected. (It is in 
the present home of a Nail Salon, Joys 
for Toys, and Lochel’s Bakery. There is a 
plaque on the building.)

Figure 2.1: tHis 1681 Map by tHoMas HoLMe sHoWs tHe area tHat Later becoMes Hatboro as part oF tHe 
“Manno oF MoreLanD.”

8/21/2019 Map of improved part of Pensilvania [Pennsylvania] in America, divided into counties, townships and lotts., 1681 - Plan

https://www.philageohistory.org/rdic-images/view-image.cfm/FF-Maps_Holme_PA 1/1
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1749 Hatboro is known by several names, 
including Crooked Billet, after the tavern. 
The town is referred to as “the Billet” 
by George Washington in letters. Lewis 
Evans published a map referring to it as 
Hatborough. In 1809 Post Master John 
Wanamaker shortened it to Hatboro.

1777 General George Washington and his 
troops travelled through Hatboro 
numerous times.

1778 May 1st Battle of Crooked Billet 
(Revolutionary War). British Major John 
Graves Simcoe surprised Pennsylvania 
militia General John Lacey and his troops. 
Sustaining significant casualties, the 
Continental Army was forced to retreat 
into Bucks County. 

1800s Hatboro was a stop on the Underground 
Railroad.

1871 The borough was incorporated in 
Pennsylvania.

1874 The railroad came to town.

1930s  York Road is widened, many trees and 
building frontages lost.

1938 Major Flood, center of town under two 
feet of water.

1940-1944 Nearby Hatboro, the Willow Grove 
Air Base in Horsham and Johnsville 
Air Base in Warminster attract more 
residents to the area and provide 
employment for Hatboro residents.

1940s & 50s Many of the town farmsteads 
bulldozed and new homes built for 
soldiers returning from World War II. 

Hatboro is mostly built out, with the oldest 
buildings along York Road in the southern half 
of the borough. Newer construction has filled 
in areas that have remaining land or where 
structures were torn down. The map shows 
structures standing as of 2018. 

8/21/2019 A Map of the State of Pennsylvania - Map

https://www.philageohistory.org/rdic-images/view-image.cfm/HSF.D2H1 1/1
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Map 2.1 year buiLt oF Hatboro structures

Hatboro Structure

Year Built

1724 - 1900

1901 - 1920

1921 - 1940

1941 - 1960

1961 - 1980

1981 - 2015

Data Not Available
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BUILDING THE FUTURE

Recommendation: Conduct education 
and outreach to the community about 
Hatboro’s history.

Strategy: Include historic information in 
communications from and about the 
borough.

Strategy: Commemorate and honor 
historical events and historic properties with 
events, plaques, online recognition, and 
other strategies to increase the prominence 
of Hatboro’s unique and interesting history.

Strategy: Continue and expand a program of 
historic tours/walks/lectures and events.

Strategy: Support the Millbrook Society’s 
museum and assist them in finding adequate 
space to display and store their collection 
and have more time open to the public.

Strategy: Partner with the historic 
organizations to host and facilitate 
temporary historic exhibits in borough-
owned buildings and in other locations 
around Hatboro.

Strategy: Support and foster partnerships 
between the historic organizations and the 
school district to ensure Hatboro’s history is 
shared with school students in the borough.

Neighborhoods
Naming neighborhoods can be a good way 
to talk about a community and help residents 
identify with their area. Some neighborhoods 
in Hatboro have had names that the residents 
identify with for a long time, and some still do 
not have a neighborhood name that is used 
locally. The names used in Map 2.2 come from 
a variety of sources, primarily historical maps of 
what an area was known as many years ago or 
who developed an area for housing. Beginning 
with the southwest corner of the borough and 
going clockwise, each area of the borough is 
briefly discussed. There are several distinctive 

areas of the Borough that do not have existing 
neighborhoods names. Names have been 
assigned to these areas for the purposes of 
mapping them in this plan.

West of York Road
Hatboro Farms is in the south-west corner of 
the Borough. Much of this area was developed 
in the 1960s. Hatboro Heights, also known 
as the Williams Tract, goes from Pennypack 
Elementary School north almost to Moreland 
Ave. Hatboro Heights was developed primarily 
in the 1930s and 1940s. 

The neighborhood around Hatboro Memorial 
Pool, including north to Pine Tree Lane and 
east to York Road, was developed by the Yerkes 
family, and is shown as the Yerkes Tract. 
There are a few older homes in this area, and a 
mix of sizes of homes. The area around Home 
and Bright Roads is shown as the Schneider 
Tract after the family that developed there. 
York Gardens is the northwest corner of the 
Borough, and it used to include what is now the 
panhandle of Upper Moreland Township. York 
Gardens has primarily small Cape Cod-style 
homes that were built in the 1940s. 

Multifamily Neighborhood Names
A few multifamily developments are referred 
to by their own neighborhood names, including 
the Woodwinds, along the tributary of the 
Pennypack Creek, and Stonybrook on the 
other side of York Road from the Woodwinds. 
In the area of Yorkshire and Hunter Ways, 
there are some townhomes and condos that are 
shown on the map as “Yorkshire-Hunter.” 

East of York Road
Mitchell Park (also known as Brewster 
Park) is a housing development built in the 
1940s of primarily twin homes. Mitchell Park 
homes mostly have shared driveways and no 
garages; there are sidewalks throughout. The 
Seltzer Tract is an area west of the railroad 
tracks in the north of the borough, south 
of Crooked Billet Elementary School. It was 
developed on land formerly owned by a Dr. 
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Map 2.2: neigHborHooDs in Hatboro
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Seltzer. Tanner Farms is the area in the 
northeast corner of the Borough, beyond the 
old Roberts & Mander Stove Factory. Some 
of the houses in Tanner Farms were built to 
house workers in the factory. Residents of the 
new housing that is being created in the former 
Roberts & Mander buildings may become a part 
of the Tanner Farms neighborhood. 

The Victorian District covers most of the 
older homes in the center of Hatboro, especially 
along Byberry, Moreland, and Montgomery 
Aves, east of York Road. The new townhome 

development currently being built by Toll 
Brothers is known as Hatboro Station. It is 
labeled as such on the map, and the industrial 
and office uses just north of there are included 
in that area suggesting that any potential 
future residential development in that area 
might be associated with that neighborhood. 
The neighborhood of Hatboro Gardens is 
located north of the cemetery along the railroad 
tracks. The southeast corner of the Borough 
contains the Fisher-Kahn home, which is on the 
National Register of Historic Places. The area 
near that home is shown as “Fisher-Kahn,” a 
neighborhood that contains some of the larger 
homes in the borough.

Historic Resources
There are several types of historic resources: 
buildings, monuments, and sites such as 
battlefields can all be important parts of a place. 
What important remnants of history live on in 
Hatboro today? Identifying and documenting 
key historic resources is the first step to 
preservation. Below are some historic resources 
that have been identified in Hatboro. Some of 
them have been well-documented as listings on 
the National Register of Historic Places, but 
some have not. Historic resources that are not 
on the National Register of Historic Places may 
be just as significant as those that are listed. In 
order to be listed on the National Register, a 
person or group must take the resource through 
the nomination process including researching 
and documenting the history and making a case 
for its importance. 

National Register of Historic Places 
Listings
The following locations in Hatboro have been 
designated historic by inclusion on the National 
Register of Historic Places. These historic resources 
have been well-researched and are recognized as 
having national importance. All of the information 
on the National Register properties is from the 
National Register nomination forms available from 
the National Park Service.

York Gardens

The Woodwinds

Tanner Farms
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What does inclusion on the National 
Register of Historic Places mean?

Listing on the National Register is recognition of a 
place’s historic importance and is an honor for the 
owners and the community. However, that listing 
does not prevent alterations to the property or even 
demolition of the historic resource. Unless local 
ordinances codify some protections for recognized 
historic resources, a listing on the National Register 
of Historic Places does not protect or preserve a 
historic place.

Loller Academy
Built in 1811 as a private school, Loller Academy 
is currently used as Hatboro’s Borough Hall. 
Loller Academy has a clock tower with an 1812 
clock made by Isaiah Lukens, who also made 
the second clock for Independence Hall in 1828. 
The Loller clock was his first clock tower. Loller 
Academy served as an educational institution 
until 1960, drawing students from a wide 
geographic area in its early years. 

Union Library Company
The Union Library Company of Hatborough 
was founded in 1755, and this building was 
built to house the library’s collection in 1851. 
Architecturally, it represents the Greek Revival 
style, with four Doric columns in front. Very few 
architectural changes have been made to the 
building, and it is still in use as a library today. 

Roberts & Mander Stove Company Buildings
A group of six manufacturing buildings of the 
Roberts & Mander Stove Company is listed on 
the National Register of Historic Places: the 
Main Manufacturing Building, the Transformer 
Building, the Foundry Building, the Gate House, 
the Smelter Building, and a garage. An elevated 
water tank was also listed when the buildings 
were placed on the register in 2005, but that 
was demolished in 2018. Three additional 
buildings were part of the original factory, but 
those were demolished prior to the National 
Register nomination in 2004. 

Construction on the first buildings began in 
1915, and the stove company was operational 
in Hatboro in 1918. Roberts & Mander Stove 
Company was a large manufacturer of gas 
and electric ranges for the first half of the 20th 
Century, serving customers in the area and 
well beyond the region. Although they are best 
known for stoves, they also manufactured gas 
water heaters, fireplace radiant gas heaters, 
restaurant cookers, and specialized cooking 
appliances such as sausage griddles, waffle 
irons, and toasters. Roberts & Mander was an 
important employer in Hatboro, employing 
nearly 800 workers at their peak in 1947. 

Loller Academy

Union Library
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tabLe 2.1: seLecteD Historic resources

MAP # ADDRESS NAME ALTERNATE NAME YEAR 
BUILT

NATIONAL 
REGISTER

MCPC 
1975 
PLAN

TYPE

1 560 N. York Rd. Dr. Grove Mitchell 
House

1759 no yes building

2 101 Meadowbrook Ave. Battle of Crooked Billet 
Monument

Crooked Billet 
Monument

1861 no yes object

3 101 Meadowbrook Ave. Battlefield of Crooked 
Billet Battle

Crooked Billet 
Battleground

n/a no no site

4 301 Jacksonville Road Roberts & Mander Stove 
Company

Jacksonville Green, 
Hatboro Lofts

1915 yes no multiple

5 410 N. York Rd. Samuel Shoemaker 
House

1933 no yes building

6 122 N. York Rd. Isaac Newton Evans 
Residence

1888 no no building

7 32 N. York Rd. Hatboro Baptist Church 
and Cemetery

1835 no no building

8 112 S. York Rd. Miller & Cornell Clock no no object

9 118 S. York Rd. Second Alarmer’s 
Rescue Squad Building

Enterprise Fire 
Company Original 
Building

1890 no no building

10 122 S. York Rd. Stone’s Bakery Wood’s Bakery 1880 no no multiple

11 132 S. York Rd. Shield’s Building unknown no no building

12 206 S. York Rd. Burdick’s D. Stone House 1860 no no building

13 210 S. York Rd. Ball’s Counting House Hatboro Federal 1875 no no building

14 12 Byberry Rd. Episcopal Church of the 
Advent

1889 no no building

15 221 S. York Rd. John Harrison House Hatboro Federal 1741 no yes building

16 243 S. York Rd. Union Library Company Hatboro Library 1851 yes yes building

17 259 S. York Rd. Civil War Era Brick 
House

unknown no no building

18 300 S. York Rd. Lehman Methodist 
Church

1836 no no building

19 18 Horsham Rd. Old Mill Dungworth Mill 1720 no yes building

20 414 S. York Rd. Loller Academy Borough Hall 1811 yes yes building

21 441 S. York Rd. Cressbrook Isaac Walton House 1724 no yes building

22 440 S. York Rd. Nathaniel Boileau 
House

YMCA building unknown no yes building

23 36 Fulmor Ave. Hatboro Cemetery 1875 no no site

24 104 Mill Rd. Jacob Walton House 1763 no yes building

25 197 E. Mill Rd. Fisher-Kahn House Fisher House 1967 yes no building

26 328 Mill Rd. Thomas Walton House 1794 no yes building
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Map 2.3: Historic resources
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During World War II, the company converted its 
facilities for the manufacture of military supplies. 
Conversion back to stove manufacturing 
caused financial troubles for the company, and 
Roberts & Mander ceased operations in 1950. 
The buildings were sold off to several different 
owners. The Main Manufacturing Building 
and the Foundry Building have recently been 
converted to residential uses and are now 
known as Hatboro Lofts and Jacksonville Green, 
respectively. 

Roberts & Mander Foundry building being converted into Jacksonville Green apartments, 2017.

NPS Form 10-900-a (Rev. 8/2002)                      OMB No. 1024-0018

United States Department of the Interior Put Here
National Park Service

National Register of Historic Places
Continuation Sheet

Section number Additional Documentation Page 22

Fisher, Dr. Norman and Doris, House
Name of Property

Montgomery County, Pennsylvania
County and State

NA
Name of multiple listing (if applicable)

Photo 3 – The picturesque rear yard of the Fisher House slopes down to the Pennypack Creek. 
(National Trust/Tom Crane, Photographer)

Fisher-Kahn House (Source: National Register Nomination Documentation, National Trust/Tom Crane, Photographer).

Fisher-Kahn House
The Fisher-Kahn House was built in 1967, 
designed by world-renowned architect Louis 
I. Kahn. The National Register nomination 
describes the house: “The Fisher House is 
composed of a pair of two-story, cypress-clad 
cubic volumes connected at a forty-five degree 
angle, with each volume serving different 
functions. They are referred to as the “living” 
cube and the “sleeping” cube. […] With its 
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smooth surface and meticulous joinery, the 
woodwork on the exterior is comparable to that 
of handcrafted cabinetry.”  Kahn also designed 
a wooden pedestrian bridge that crosses the 
Pennypack Creek behind the home. Although 
this property is not as old as the other listed 
properties in Hatboro, it is nationally significant 
because of its architecture and the architect who 
designed it.

State Historic Marker–Crooked Billet Tavern
A state historical marker stands near the site 
of the now demolished Crooked Billet Tavern. 
The marker, erected in 1965 by the Pennsylvania 
Historic and Museum Commission (PHMC), 
commemorates the 1778 battle of Crooked 
Billet in the Revolutionary War in which the 
British forces launched a successful surprise 
attack on three regiments of the Pennsylvania 
militia and many patriot soldiers were killed.

Not Listed on the National Register
Many other historic resources have not yet 
been honored with a national register listing. 
However, conversations with the community 
and previous research done by the Millbrook 
Society and Montgomery County identify 
additional resources that are likely worthy of 
recognition and preservation. 

Separate from the National Register of Historic 
Places, many communities choose to create a local 
inventory of historic places. The adoption of a local 
registry or inventory of historic places allows a 
municipality to enact protective zoning and other 
ordinances to assist in preserving those historic 
resources.

These structures and sites have been identified 
by the steering committee or through the public 
participation process for this planning effort as a 
priority for preservation:

 ▪ The Old Mill aka Dungworth Mill (1720):  
18 Horsham Road*

 ▪ Isaac Walton House aka Cressbrook (1724): 
441 S. York Road*

 ▪ Miller & Cornell Clock: 112 S. York Road

 ▪ Battle of Crooked Billet Monument (1861): 
Meadowbrook Avenue*

 ▪ Nathaniel Boileau House (current YMCA 
building): 440 S. York Road*

 ▪ John Harrison House aka Hatboro Federal 
(1741): 221 S. York Road*

 ▪ Burdick’s aka D. Stone House (1860):  
206 S. York Road

The Miller & Cornell Clock stands in front of Miller & Cornell 
Insurance, Inc., a business that has operated in Hatboro since 1892.

Nathaniel Boilean House.
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 ▪ Hatboro Baptist Church and Cemetery 
(1835): 32 N. York Road

 ▪ Lehman Methodist Church (1836):  
300 S. York Road

Other important historic resources that were 
identified by the Millbrook Society on their 
historic walking tour of Hatboro (1999) include:

 ▪ Dr. Grove Mitchell House (1759): 560 N. 
York Road*

 ▪ Samuel Shoemaker House (1733): 410 N. 
York Road*

 ▪ Isaac Newton Evans Residence (1888): 122 
N. York Road

 ▪ Episcopal Church of the Advent (1889): 12 
Byberry Road

 ▪ Second Alarmer’s Rescue Squad building, 
formerly home of Enterprise Fire Company 
(1890): 118 S. York Road

 ▪ Stone’s Bakery aka Wood’s Bakery (1880s): 
122 S. York Road

 ▪ Shield’s Building: 132 S. York Road

 ▪ Ball’s Counting House aka Hatboro Federal 
(1875): 210 S. York Road

 ▪ Civil War Era Brick House: 259 S. York Road

 ▪ Hatboro Cemetery (1875): 36 Fulmor Ave-
nue

 ▪ Jacob Walton House (1763): 104 Mill Road*

 ▪ Thomas Walton House (1794): 328 Mill 
Road*

*Items identified with an asterisk, above, are 
documented in Montgomery County’s 1975 
Inventory of Historic and Cultural Resources. 
There may be other important historic 
resources, not listed above, that are significant 
enough to warrant preservation.

Hatboro is rich with history. Preserving objects 
and items from that history is a priority of the 
community. Additional research, documentation, 
and preservation efforts are needed to preserve 
and commemorate as many of these historic 
places as possible.

Historic Home on Mill Road
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A historic preservation overlay created through the 
borough’s zoning ordinance can create incentives for 
preserving historic resources. For example, owners 
of resources on a local historic inventory might be 
permitted to have some of the following uses in 
zoning districts where they otherwise would not be 
permitted: accessory dwelling unit, bed & breakfast 
business, mix of uses, multi-family use, or home 
off ice. In addition, a zoning overlay can anticipate 
possible future concerns, such as the potential 
closing of churches, by allowing conversion of historic 
religious or fraternal buildings to residential or other 
uses by right. A zoning overlay for historic resources 
could also include provisions to reduce or eliminate 
parking requirements on lots with a designated 
historic building or require historically accurate 
renovations or improvements to a building within the 
overlay.

ECONOMIC DEVELOPMENT
There are many aspects of economic 
development and the business sector in 
Hatboro. Employment in Hatboro looks at 
how many jobs there are in what sectors, and 
what projections are for future employment 
in the borough. In retail specifically, trends at 
the county level can inform what is influencing 
Hatboro’s retail space and vacancy rates. 
Appearance, management, and redevelopment 
strategies can strengthen a retail corridor. All of 
these aspects come together to paint a picture 
of what business and the economy are like in 
Hatboro, and what Hatboro can do to have a 
future in line with its vision.

Businesses
Hatboro’s historic business district began 
with John Dawson’s Hat Shop and grew 
to approximately 25 retail shops by 1905.2 
Currently, a wide variety of commercial and 
industrial uses operate in Hatboro. Industrial 
uses are concentrated in the eastern part of the 

2  Sanborn Fire Insurance Maps, 1905, Penn State Digital Collection 

BUILDING THE FUTURE

Recommendation: Identify and protect 
locally significant historic resources, 
including those that are not buildings.

Strategy: Complete an inventory of locally 
significant historic resources. 

Strategy: Conduct outreach to all property 
owners with historic properties to provide 
education on appropriate preservation and 
maintenance techniques.

Strategy: Implement a local historic marker/
plaque program to recognize significant local 
buildings.

Strategy: Create a recognition program for 
historic restoration and preservation.

Strategy: Increase the number of resources 
on the National Register of Historic Places.

Strategy: Incentivize architectural 
preservation and the reuse of historic 
structures through zoning, education, and 
other techniques.

BUILDING THE FUTURE

Recommendation: Become a “Certified 
Local Government” for access to grants and 
technical assistance for historic preservation.

The State Historic Preservation Office, known 
in Pennsylvania as the Pennsylvania Historical 
and Museum Commission (PHMC), has a 
program to support local governments in 
historic preservation efforts. This Certified 
Local Government (CLG) program opens up 
additional grant funding and technical assistance 
for governments who qualify. To become a 
Certified Local Government, Hatboro would 
need to enhance certain historic preservation 
policies in its ordinances to demonstrate their 
commitment to historic preservation. 
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borough, along and near Jacksonville Road and 
Warminster Road. Retail uses in Hatboro are 
located primarily along York Road from Horsham 
Road through Summit Avenue. Office uses are 
found sporadically all along York Road and in one 
parcel along County Line Road. Some businesses 
operate in mixed-use buildings, with a store or 
office on the first floor and an apartment above. 
Mixed-use buildings are primarily located along 
York Road. (See Map 2.4)

tabLe 2.2: percentage oF businesses in eacH naics inDustry sector

MUNICIPALITY

HATBORO AMBLER SOUDERTON HORSHAM UPPER 
MORELAND

MONTGOMERY 
COUNTY

Total Establishments 268 220 152 770 727 22,251

81 - Other services  
(except public administration) 

17.9% 15.9% 17.7% 6.8% 8.9% 8.5%

44-45 Retail Trade 17.1% 12.2% 13.8% 10.0% 14.9% 14.6%

62 - Health care and social assistance 12.3% 9.5% 11.1% 7.5% 15.8% 13.5%

54 - Professional, scientific, and  
technical services

9.7% 19.0% 13.1% 17.1% 12.1% 16.6%

72 - Accommodation and food services 9.7% 12.2% 9.2% 10.4% 7.8% 8.5%

31-33 Manufacturing 7.8% 2.7% 4.6% 5.1% 7.7% 4.4%

52 - Finance and Insurance 6.7% 7.3% 7.8% 13.5% 6.1% 8.9%

42 - Wholesale Trade 5.5% 5.0% 5.9% 7.8% 7.2% 5.5%

56 - Administrative and support and waste 
management and remediation services

4.1% 5.9% 5.9% 9.4% 9.2% 7.4%

Other industry sectors 8.8% 9.9% 10.2% 12.5% 10.3% 11.4%

Source: U.S. Census Bureau’s 2012 Economic Census Municipal Shoppers' Parking
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A cluster of customer-oriented commercial uses 
can attract people to shop and dine at multiple 
establishments. Many businesses recognize 
the advantages of locating in a corridor with 
other successful shops. The York Road business 
district in Hatboro goes from approximately 
Horsham Road to Summit Avenue, though some 
businesses stretch beyond those boundaries. 
Businesses extend slightly east and west of 
York Road, but the vast majority of businesses 
face York Road. Due to the proximity of many 
businesses, visitors to the business district may 
linger and stroll between establishments.

of manufacturing (21 businesses) and “Other 
Services”3 (48 businesses) establishments than 
comparison municipalities or the county as 
a whole. These sectors are especially strong 
in Hatboro, and can be targeted for support 
and promotion. Periodic review of Economic 
Census data will show what sectors stand out in 
Hatboro as particularly robust.

3  “Other Services” includes automotive repair and maintenance, personal services such as 
barber shops and salons, funeral services, religious organizations, and furniture repair.

As of the U.S. Census Bureau’s 2012 Economic 
Census, there were 268 total business 
establishments in Hatboro. Retail stores make up 
17 percent of the total business establishments 
in Hatboro (46 stores), which represents a 
higher percentage of business establishments 
in the Retail Trade Industry Sector than the 
comparison municipalities or the county as a 
whole. Hatboro also has a higher percentage 
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Map 2.4: Location oF coMMerciaL anD inDustriaL uses
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Tapestry Segments
In-depth demographic profiles that describe 
the types of shoppers who live in a certain 
geographic area have been created by ESRI4 
to aid businesses looking for a new location to 
open a store. ESRI has designated 67 “tapestry 
segments,” or groups, which go beyond typical 
demographic and economic analysis and 
interpret available data in new ways, such as the 
type of products a group of residents are likely 
to buy and the ways they like to spend their 
time. Because this information is used by many 
businesses, it can also be used by the borough to 
understand how others see their population. 

The tapestry segmentation for the Borough of 
Hatboro shows that residents mainly fit into 
“Pleasantville,” “Bright Young Professionals,” 
and “Retirement Communities” segments. 
The dominant tapestry segment countywide 
is “Savvy Suburbanites.” Bucks County 
is predominantly “Parks and Rec.” The 
characteristics of each of the tapestry segments 
show what businesses, especially chain stores, 
think about the residents located in Hatboro.5 

tabLe 2.3: tapestry segMentation

TAPESTRY SEGMENT
HATBORO 

HOUSEHOLDS 
PERCENTAGE

U.S. 
PERCENTAGE

Pleasantville (2B) 38% 2.2%

Bright Young Professionals (8C) 28% 2.2%

Retirement Communities (9E) 24% 1.2%

Home Improvement (4B) 11% 1.7%

Source: ESRI

4  ESRI is a geography and data company that collects all types of data that has a geographic 
component. They also sell mapping software.

5  Tapestry Segmentation information from ESRI, 2018. More detailed descriptions of the tapestry 
segments can be found at https://doc.arcgis.com/en/esri-demographics/data/tapestry-
segmentation.htm

Pleasantville

• “Suburban periphery of large metropolitan areas.”
• “Many professionals in f inance, information/ 

technology, or management.”
• “Not cost-conscious, these consumers are willing 

to spend more for quality and brands they like.”
• “Prefer imported SUVs, serviced by a gas station 

or car dealer.”

Bright Young Professionals

• “Concern about the environment impacts their 
purchasing decisions.”

• “Physically active and up on the latest 
technology.”

• “Eat out often at fast-food and family 
restaurants.”

• “Slightly more diverse couples dominate this 
market, with more renters than homeowners.”

Retirement Communities

• “Small household size; many residents have 
outlived their partners and live alone.”

• “Frugal, they pay close attention to f inances.”
• “They prefer reading magazines over interacting 

with computers.”
• “Brand loyal, this segment will spend a little 

more for their favorite brands, but most likely 
they will have a coupon.”

Home Improvement

• “Higher participation in the labor force and 
lower unemployment than US levels; most 
households have 2+ workers.” 

• “Cautious consumers that do their research 
before buying, they protect their investments.”

• “Make frequent trips to warehouse/club and 
home improvement stores in their minivan  
or SUV.”

• “They spend heavily on eating out, at both fast-
food and family restaurants.”

Tapestry segments can be used when trying to 
recruit businesses to the borough. Hatboro’s 
Downtown Development Director or others 
may be able to use this information to 
demonstrate to a business that residents will be 
attracted to their store.
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Arts & Culture
Arts and culture includes a broad range of 
creative activities and offerings. Hatboro already 
has a community theater company, Village 
Players, and several businesses on York Road 
that offer a participatory visual arts experience. 
Arts and culture offerings make a town more 
desirable and have a direct positive economic 
impact. People visiting locations offering arts 
and culture will often extend their outing by 
patronizing other businesses such as restaurants. 
Promoting existing arts offerings and creating 
space for additional arts and culture will broaden 
how the borough is perceived and generate 
revenue for existing businesses.

Village Players was started in 1947 at Hatboro 
High School. In 1957 they purchased an old cow 
barn and turned it into their current 152 seat 
theater. The company is content with the space 
and the building is a good fit for their current 
needs.6 Through conversations with Village 
Players, it is clear that they would welcome 
more of a connection with the town and people 
of Hatboro. They are open to the idea of 

6  Conversations with Dawn Marshall, Business Manager of Village Players, 2018

holding collaborative benefit nights for a variety 
of Hatboro organizations. They would also like 
to see a central kiosk or signage on York Road 
listing a variety of Hatboro events that included 
Village Players’ shows. Village Players may be 
open to collaborating with the borough or other 
arts and community organizations to create 
a new arts space. Although they would keep 
their own space, they might consider also doing 
performances in other spaces, if available.

Creative Inkling (left) and Crafts with Laughs (right) offer participatory art opportunities to the community.

Village Players.



66 Hatboro 2040 Comprehensive Plan

Hatboro has a great start to an arts scene 
already, but concerts, movies, and other theater 
options would be good compliments to existing 
offerings. A new multi-use arts space on York 
Road could allow many of these types of events 
to occur, and is desired by residents. However, 
similar results could be achieved through a 
variety of smaller venues and collaborations with 
existing spaces.

BUILDING THE FUTURE

Recommendation: Support arts and 
culture in Hatboro by recruiting businesses 
and venues and supporting artists and arts 
events.

Strategy: Review ordinances to ensure 
that arts and culture uses are encouraged, 
including as accessory to other types of 
uses.

Strategy: Display the work of a Hatboro 
artist or arts-based business in borough-
owned buildings or spaces.

Strategy: Hold an annual arts festival.

Employers
In 2013, the most recent year for which a full 
count is available, National Establishments Time 
Series (NETS) counted 3,816 jobs located in 
Hatboro. The ten largest employers are shown 

below. Of these large employers, about one-
third are located in Station Park – a large office 
and industrial complex on Warminster Road. 
Station Park contains 93,000 square feet of 
warehouse space, over 300,000 square feet 
of office space, and a day care. The site offers 
a cafeteria and fitness center as amenities for 
employees. As of May 2019, the space was 91 
percent occupied, with some warehouse and 
office space available. 

tabLe 2.4: Hatboro’s Largest eMpLoyers, 2017

NAME NUMBER OF 
EMPLOYEES (2017)

YMCA 222

ROI ARC LLC* 176

Hatboro-Horsham School District 119

Financial Business and Consumer* 111

Borough of Hatboro 101

Bernie’s Hatboro Restaurant 97

Linda’s Stuff, Inc.* 77

Delaware Valley Concrete Company, Inc. 73

Zeo Brothers Productions, Inc. 65

Yarrington Milles Corp. 63

Source: Berkheimer Associates

*These businesses are located in Station Park.

Hatboro’s largest employer, the YMCA, is 
anticipated to relocate out of the borough in 
2019. The YMCA has stated that all employees 
from Hatboro will be offered positions at the 
new location in Upper Moreland Township. 

Station Park
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tabLe 2.5: Forecast Job groWtH

2020 2025 2030 2035 2040 2045 % CHANGE 2015-2045

Hatboro 3,978 4,018 4,055 4,125 4,204 4,193 7.7

Ambler 3,248 3,322 3,392 3,450 3,501 3,537 11.1

Souderton 2,876 2,972 3,064 3,147 3,227 3,288 17.9

Horsham 31,549 33,538 35,468 36,584 37,907 39,068 28.5

Upper Moreland 18,395 18,536 18,650 18,853 19,092 18,977 4.5

Montgomery County 598,434 614,469 629,563 642,996 654,966 664,385 14.1

Source: DVRPC

The Delaware Valley Regional Planning 
Commission (DVRPC) uses the NETS data to 
forecast employment numbers into the future. 
DVRPC projects the number of jobs available 
in each municipality through 2045. DVRPC 
estimated 3,893 jobs were located in Hatboro 
in 2015; forecasts are for continued employment 
growth.

The number of jobs in Hatboro is predicted 
to increase 7.7 percent from 2015 to 2045. An 
increase in jobs in Hatboro will mean more 
jobs available to residents and non-residents, 
and more people patronizing the businesses of 
Hatboro while they are at work. Although the 
job growth outlook for Hatboro is good, it is 

worth noting that the predicted countywide 
increase in employment is nearly double 
Hatboro’s. Continued support of all types of 
businesses will encourage job growth.

The jobs available in Hatboro are primarily 
in retail (37.4 percent), followed by “Other 
Services” (10.6 percent), Health Care and 
Social Assistance (8 percent), Manufacturing (7 
percent), and Administration & Support, Waste 
Management and Remediation (6 percent).7 The 
pie chart shows the jobs located in Hatboro by 
industry sector. 

7  All job sector data comes from U.S. Census Bureau’s “On the Map” tool, and is from 2015.

Information
Transportation and Warehousing

Public Administration
Real Estate and Rental and Leasing

Finance and Insurance
Construction

Educational Services

Accommodation and Food Services

Professional, Scientific, and 
Technical Services

Wholesale Trade

Manufacturing

Administration & Support, 
Waste Management and 
Remediation

Health Care and Social Assistance

Retail Trade

Other Services 
(excluding Public Administration)

Figure 2.3: inDustry oF Jobs LocateD in tHe borougH oF Hatboro 

Source: U.S. Census, On the Map, 2015
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Inf low/Outf low
The U.S. Census estimates that about 4.4 
percent of workers who live in Hatboro also 
work in Hatboro (2015). The rest leave the 
borough for work, while a slightly smaller 
number of people enter the borough to work, 
resulting in a net outflow of about 1,000 
workers.8 Of the workers who both live and 
work in Hatboro, most are in the “Other 
Services” industry.

Business Taxes
Local government taxes and regulations 
can influence what businesses locate in a 
municipality and can affect their profit. Business 
taxes vary greatly in each municipality in 
Montgomery County. Hatboro charges a fee for 
each business based on the amount of money 
the business takes in. The maximum fee in 2017 
was $632.50 for a business with gross receipts 
over $500,000. In addition to this fee there are 
other annual fees such as signs ($15 each) and 
manufacturing ($250 per manufacturer).

Other Boroughs use a variety of methods to 
tax businesses in their communities. Ambler 
charges a flat annual fee of $240 per business. 
Jenkintown has millage rates for businesses 
of different types. A Service Business pays 
an annual tax of 4 mils per $1,000 of gross 
receipts. A retail establishment is taxed at a 1.5 
mils rate. The only business tax paid directly 

8  U.S. Census, “On the Map,” 2015

to Souderton Borough is a fee of $75 to start 
a new business and a fee of $52 per year per 
employee who works in Souderton. 

From this brief analysis, it appears that 
Hatboro’s business taxes are lower than or 
comparable to many other Boroughs, and are 
not likely standing in the way of a business 
opening in Hatboro. 

RETAIL AND RESTAURANT 
BUSINESSES

BUILDING THE FUTURE

Goal: Ensure that Hatboro has great 
businesses, with few York Road 
vacancies and little turnover.

The top priority identified from public outreach 
for this plan is for Hatboro to have a greater 
variety of businesses on York Road and for any 
vacant stores to be filled quickly. Understanding 
retail trends more broadly can inform the 
discussion about how to keep Hatboro’s retail 
sector diversified and strong into the future. This 
section will also analyze the retail sector and 
the spending of the population within a certain 
distance of that area. After examining the retail 
sector, business district management strategies 
and other ways of supporting and improving the 
York Road business district are discussed.
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Retail Trends
In Montgomery County, the commercial mix 
of many shopping areas is changing. Some 
traditional retail shops are being replaced with 
services, fitness, or other new uses. There is 
a general trend towards a greater mix of uses 
and increased walkability. Countywide there 
is a decline in market share of toys, sporting 
goods, clothing, and shoe stores. Although some 
large chain retailers are struggling, independent 
retailers are generally doing better. Malls have 
lost some prominence and many main streets 
are seeing improvements. 

While some types of retail are closing, Hatboro 
is well positioned to welcome the types of 
businesses that are succeeding in the county. 
Countywide, businesses that are doing well 
include personal services (barbershops, salons), 
small medical offices like urgent care centers and 
small dental offices, and local and new food and 
beverage establishments, especially breweries 
and distilleries. Hobby and curio shops are also 
succeeding, especially in small town main streets, 
and furniture stores are holding steady. 

Other newer types of commercial uses are 
gaining in market share including:

 ▪ small fitness outlets, 

 ▪ participatory arts outlets (e.g. a painting 
night out), 

 ▪ co-working,

 ▪ new types of entertainment venues like Es-
cape Rooms and axe throwing, and

 ▪ any store that is able to sell the “experi-
ence” of shopping there in addition to the 
products available (e.g. the Apple store). 

Montgomery County has seen newly developed 
mixed-use areas that imitate main streets. These 
walkable new town centers typically include both 
residential and retail. In addition, some office 
parks are adding in provisions for residential and 
commercial uses. This trend may result in more 
competition with Hatboro’s business district in 
the future, but it does demonstrate that there 
is an increased desire for opportunities to live, 
work, shop, and dine in walkable, mixed-use 
areas.

In some Montgomery County boroughs and 
villages density has been increasing on or 
near the Main Street, with new dwellings and 
shops being added to an already developed 
area. Lansdale, Bala Cynwyd, Ardmore, and 
Conshohocken are all seeing very dense infill 
development which helps to support the 
businesses on their main streets. 

Spending by Residents
Annual spending of Hatboro residents is 
comprised primarily of housing costs, followed 
by pension and social security payments and 
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transportation costs. Health care comes in 
next, followed by “food at home,” primarily 
grocery store purchases. When examining only 
retail and related spending, food is the largest 
household cost, both groceries and eating out. 
Entertainment, recreation, and travel also factor 
heavily in household spending.9 

Retail Gap Analysis
A retail gap analysis compares retail spending 
by the population in a certain area with sales 
receipts from the businesses in that same area. 
The comparison is divided up by business sector, 
which shows whether residents leave the area 
in order to access certain types of businesses. 
Measuring this gap between supply and demand 
shows which types of businesses are over- or 
under-supplied in the borough.10 

The total amount that residents of Hatboro 
spend on retail, food, and drink is slightly 

9 Retail Spending data from ESRI, Household Budget Expenditures, 2019

10 Note: Online shopping is counted separately from the sector of goods. For example, jewelry 
purchased online and delivered is counted under “nonstore retailers – electronic shopping and 
mail order houses,” instead of under “clothing and accessories stores – jewelry, luggage, and 
leather goods stores.”

more ($125 million) than is sold within the 
borough limits ($119 million).  The main sectors 
where there is “leakage”11 of sales outside of 
the borough are department stores, sporting 
goods/hobby stores, shoe stores, gasoline 
stations, and grocery stores. The areas where 
Hatboro seems to be drawing in more sales 
from outside the borough are furniture, 
alcoholic beverages, specialty food stores 
(includes bakeries), auto parts, health and 
personal care shops, florists, and thrift stores.12 

Increasing the variety and types of stores in 
Hatboro will allow residents to use active 
transportation to access more of their daily 
needs. Although not all of the under-supplied 
businesses are logical additions to Hatboro, 
recruiting some types of stores that are missing 
is likely to increase overall sales in the borough. 
Specialty shops are already drawing in shoppers, 
and these are known to do well in the small 

11 Leakage is a term that refers to how much of residents’ spending goes to stores outside of the 
area.

12 ESRI Business Analyst, 2018

Alcoholic Beverages

Housekeeping Supplies

Personal Care Products & Services

Education

Household Furnishings 
and Equipment

Apparel and Services

Travel
Entertainment and Recreation

Food Away from Home 
(restaurants)

Food at Home 
(grocery stores)

Source: ESRI

Figure 2.4: retaiL anD reLateD spenDing by Hatboro HouseHoLDs
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town business district context. More and 
different specialty stores are desired by residents 
and can add to a cluster of stores already 
drawing shoppers into the borough.

Businesses that the public would like to see include 
retail stores specializing in olive oil, chocolate, or 
cheese; niche businesses; a book store; a pet store 
or pet supply store; a magic store; a card/gift 
shop; an art gallery; a running supplies store; an 
electronics store; and a more upscale consignment 
or thrift store.

BUILDING THE FUTURE

Recommendation: Work to attract 
businesses that will meet the everyday needs 
of residents and create greater walkability 
and livability in Hatboro.

When looking for a store or restaurant, 
customers do not typically take municipal 
boundaries into account. Therefore, retail gap 
analyses were also conducted for a five minute 
driving radius from the center of the York Road 
Business District and a ten minute walk radius 
from the same point. Note that the Willow 
Grove Park Mall is within a ten minute drive 
time radius, so that geography was not used.

Within a five minute drive of the center of 
Hatboro’s business district the demand for retail 
goods and services is $65 million dollars more 
than the supply. This leakage demonstrates a 
possible need for more stores, particularly shoe 

Thrift stores likely attract shoppers from out of the borough.

Furniture stores draw shoppers into Hatboro.

tabLe 2.6: retaiL gap anaLyses For tHree areas

POPULATION HOUSEHOLDS MEDIAN PER 
CAPITA INCOME

MEDIAN 
HOUSEHOLD 

INCOME
TOTAL SPENT TOTAL SOLD

drive 5 minute 27,944 11,245 $34,096 $67,707 $422 million $357 million

Hatboro boundaries 7,678 3,137 $35,635 $71,282 $125 million $119 million

walk 10 minute 2,875 1,292 $34,356 $63,364 $48 million $87 million

Source: ESRI
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Map 2.5: geograpHies For retaiL gap anaLyses
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stores, department stores, jewelry/luggage/
leather goods stores, clothing stores, and office 
supplies/stationary/gift stores. The types of 
stores that are drawing people from outside of 
this area to shop are auto parts and accessories, 
alcoholic beverages, thrift stores, furniture 
stores, and florists. 13 

Within an easy walk of ten minutes from 
Hatboro’s business district there are 2,875 
residents. These households spend about $48 
million per year on retail, food, and drink. 
Within that area, there are retail sales of about 
$87 million. That means that nearly $40 million 
of those sales come from outside of that area. 
This is a good thing, as it shows that Hatboro’s 
business district reaches well beyond the 
immediate residents who live adjacent to the 
stores. 

Monitoring retail gap, tapestry, and other similar 
data on the vibrancy of York Road can inform 
marketing and management strategies. Retail 
gap data shows that Hatboro draws shoppers 
looking for certain types of products such as 
furniture and flowers. That information can 
be used to market the borough. In addition, 
recruiting some of the types of businesses that 
the borough is lacking can increase the strength 
of the retail corridor.

BUILDING THE FUTURE

Recommendation: Monitor data for 
Hatboro’s business district over time, 
and compare with other downtowns/
commercial centers to benchmark the state 
of the business district.

Strategy: Conduct a retail gap analysis 
annually.

Strategy: Maintain a complete and accurate 
business directory for potential new 
businesses, real estate investors, or visitors 
to access.

13  ESRI Business Analyst, 2018.

SUPPORTING THE BUSINESS 
DISTRICT
Several strategies and ideas are discussed in 
this section which will help ensure Hatboro’s 
business corridor will grow and thrive. Making 
sure that there is a point person for business 
district management and putting together a 
cohesive strategy for attracting businesses to 
town will go a long way towards taking care 
of this segment of the borough. Listed below 
are also strategies for Hatboro to support and 
promote existing businesses and increase foot 
traffic and night life. 

Hatboro’s goal of a business corridor with great 
businesses and few vacancies will be better 
realized with a shared strategy for recruiting 
businesses to town. All groups and organizations 
involved can join together and send a united 
message about Hatboro and what they would 
like to see in the borough. A cohesive retail 
recruitment strategy is needed to strengthen, 
diversify, and market Hatboro’s York Road 
businesses. 

BUILDING THE FUTURE

Recommendation: Create and 
implement a retail recruitment strategy.

Strategy: Maintain and update the 
information given to people inquiring about 
opening a business in Hatboro.

Strategy: Create a program for existing 
business owners to mentor new businesses.

Strategy: Recruit businesses desired by 
residents.

Recommendation: Improve community 
identity through “marketing to your own,” 
working to encourage Hatboro residents to 
prioritize patronizing Hatboro businesses.

Strategy: Share information on the economic 
benefits of shopping locally.
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Business District Management
A business district is stronger and more cohesive 
with an organization or entity working behind 
the scenes to help it thrive. This organizational 
support works best with active management by 
a dedicated and knowledgeable professional. 
Having a management strategy will allow 
Hatboro to implement recommendations and 
strategies on a day to day basis and ensure a 
thriving retail corridor into the future.

Hatboro is served by a non-profit main street 
organization and a local chamber of commerce. 
There are also several regional chambers of 
commerce, such as the Eastern Montgomery 
County Chamber of Commerce, that serve the 
Hatboro area. It can sometimes be challenging 
to define the roles and relationships between 
various groups and organizations and ensure 
that efforts are complementary and not 
competing. Communication, coordination, 
and resource sharing are necessary between 
Hatboro Chamber of Commerce, Main Street 
Hatboro, borough staff, borough elected 
officials, and other groups and individuals 
concerned with Hatboro’s business district. 

Hatboro’s Main Street Program started in 1995, 
and has sometimes had a full- or part-time 
Main Street Manager who was employed by 
the program. Currently, Main Street Hatboro 
has a Board of Directors but does not have any 
employees. The borough employs a Downtown 
Development Director directly. Having the 
Downtown Development Director or other 
professional available to business owners is an 
important aspect of supporting new businesses 
and ensuring existing businesses thrive.

BUILDING THE FUTURE

Goal: Improve management and 
leadership of the business district 
so that efforts of various partners 
to promote Hatboro and manage 
business recruitment and retention are 
coordinated.

There are a range of ways that business districts 
are promoted and managed throughout 
Montgomery County, and a variety of 
revitalization tools that business districts use. In 
Montgomery County many have a program for 
managing their primary business district. The 
Pennsylvania Downtown Center coordinates 
main street programs throughout the state, 
though some business district programs are 
not affiliated with the state-wide office. The 
table below shows some of the business district 
management and promotion strategies used in 
Montgomery County, municipalities, as well as the 
state revitalization techniques that are currently 
being utilized in the county. There may be other 
strategies in use that are not listed in this table. 

A Business Improvement District (BID) is a special 
taxation tool that provides a dedicated source 
of funding for business district maintenance, 
improvements, and special programs. The 
assessment can be done in a number of ways. It 
can be a percentage of assessed value, a dollar 
amount per linear foot of frontage or per square 
foot of space, or another calculation method. The 
use of funds from the BID can be used in a variety 
of ways, including extra street cleaning services, 
tree trimming, façade improvement, marketing 
and promotion, special events, hanging baskets, 
decorations, and more. 

Creating a BID is most successful when the 
property owners are consulted and invested 
from the beginning. The property owners who 
have to pay the assessment should have a role in 
deciding what services they most need and are 
willing to fund with the BID assessment. 

BUILDING THE FUTURE

Recommendation: Explore creating 
a Business Improvement District (BID) 
focused on what the business leaders and 
property owners feel would be helpful.

Strategy: Conduct a feasibility study for the 
creation of a BID.
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tabLe 2.7: Main street ManageMent strategies in MontgoMery county, pa

MUNICIPALITY
MAIN 

STREET OR 
SIMILAR

BUSINESS 
IMPROVEMENT 

DISTRICT

ELM 
STREET

STATE DESIGNATED 
REDEVELOPMENT 

AREA

ENTERPRISE 
ZONE

KOZ OR 
LERTA 

PARCELS*

Hatboro x x x

Abington x x

Ambler x

Bridgeport x

Cheltenham x

Collegeville x

Conshohocken x

Jenkintown x x

Lansdale

Ardmore (Lower Merion) x

Bala Cynwyd (Lower Merion) x

Lower Salford x

Norristown x x x

Pottstown x x x x

Souderton x x x

Telford x

Fort Washington (Upper Dublin) x

King of Prussia (Upper Merion) x

Upper Moreland x

West Norriton x

Whitemarsh x

*KOZ stands for Keystone Opportunity Zone. LERTA stands for Local Economic Revitalization Tax Assistance. Both are 
Pennsylvania specific economic development tools that are implemented on a parcel by parcel basis. 
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In addition to the above noted business district 
management and redevelopment strategies, the 
Montgomery County Commerce Department 
and Redevelopment Authority (RDA) offer a 
number of grant programs and other types of 
assistance and information that Hatboro has 
access to. Coordination with county and other 
groups and organizations can create an effective 
strategy for promoting and improving the 
business district.

BUILDING THE FUTURE

Recommendation: Improve coordination 
and communication between various groups 
and organizations that relate to the business 
district through regular meetings and 
ongoing discussion.

Strategy: Work with Main Street Hatboro 
to create a five year strategic plan for their 
organization. The Downtown Development 
Director will then lead implementation of 
this plan in coordination with the Chamber 
of Commerce and other organizations.

Strategy: Coordinate efforts to decide on 
a marketing strategy, including branding, 
a tagline, etc., and to revisit these as a 
coordinated group on a five-year basis, or 
more often as needed.

Recommendation: Partner with other 
organizations that have knowledge and 
experience managing small town business 
districts.

Strategy: Conduct regional tourism 
promotion and marketing through Valley 
Forge Convention & Visitors Bureau, and 
other organizations.

Vacancies
It is important to keep the retail vacancy rate 
low so that the business corridor looks active 
and vibrant to shoppers and passersby. Data 
from CoStar shows that the vacancy rate of retail 
properties within Hatboro’s business district 

reached a ten year high of 9.2 percent in the 
third quarter of 2010. Following a significant drop 
in vacancies in 2013, the vacancy rate has stayed 
below four percent through the second quarter 
of 2019.14 Retaining existing businesses is one way 
to ensure the vacancy rate remains low. In 2018, 
Borough Council instituted a business spotlight 
where one commercial enterprise in Hatboro 
per month is highlighted on the borough’s social 
media platforms. This has been a successful, 
inexpensive way to support existing businesses.

Existing stores may be able to incorporate additional 
elements to attract new shoppers. Suggestions from 
the community to help existing businesses attract 
customers include encouraging pet-friendly shops, 
incorporating experiential elements, or having a 
giveaway, special event, or contest. 

BUILDING THE FUTURE

Recommendation: Promote and retain 
existing businesses.

Strategy: Continue to expand the monthly 
business spotlight. Cross-promote the 
highlighted business on multiple platforms.

Strategy: Assist businesses in marketing on 
multiple platforms.

Strategy: Connect business owners to 
resources and programs offered by 
the Montgomery County Commerce 
Department. 

14 CoStar proprietary data, accessed May, 2019.

Storefront vacancy, 2017
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The former CVS building has been vacant for many years.

If certain distinct areas of the borough have 
vacant properties for a period of time or appear 
blighted, targeted strategies for those areas 
or properties should be pursued. Temporary 
displays in the windows can improve the 
appearance of commercial properties. Using 
state revitalization tools may encourage 
reinvestment. 

BUILDING THE FUTURE

Recommendation: Use revitalization 
tools for challenged areas.

Strategy: Implement a LERTA that includes 
the former CVS property to create tax 
incentives for revitalization.

Strategy: Consider TIF, LERTA, RDA and 
other sources of redevelopment funding or 
tax credits as needed.

Recommendation: Fill vacant store fronts 
with temporary stores or window displays 
such as pop-up shops or art exhibits.

Pedestrian Activity and Placemaking
A pedestrian-friendly and inviting business 
district that is designed for lingering and 
strolling will support the viability of the retail 
district. When the streetscape is attractive 
and welcoming to pedestrians, they will stay 
longer, walk further, and spend more money at 
Hatboro businesses. 

Throughout the public input process, residents 
expressed that they wished stores would stay 
open later. Increasing foot traffic in the business 
district will generate additional business and may 
allow stores to expand their hours. Coordinating 
a night for multiple businesses to stay open later 
can be a way to start expanding business hours. 

Strategies that can increase pedestrian activity in 
the business corridor include improvements to 
pedestrian infrastructure, additional events, land 
use changes, and streetscape improvements. 
Land use changes such as adding more office 
and residential uses proximal to the business 
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district will increase pedestrian activity, and 
office employees support restaurants during the 
day on weekdays. See Chapter 5: Land Use and 
Housing for land use recommendations on and 
around the York Road business corridor. See 
Chapter 3: Transportation for recommendations 
related to pedestrian improvements.

Events
Events such as the holiday parade, summer 
nights, and car show already draw many people 
to Hatboro. Additional events will generate 
increased foot traffic for businesses. It is 
essential to successfully disseminate information 
to the public about community events taking 
place in the borough. A coordinated effort 
on social media as well as flyers, banners, 
and partnerships between groups for cross 
promotion are needed to successfully draw 
people to town for events. In addition, the 
possibility of a central kiosk on York Road 
where events are regularly posted may help with 
placemaking and event promotion. 

The steering committee and community had many 
ideas for additional events, including a 1950s festival, 
additional parades (babies, dogs, other holidays), 
a beer festival, an art festival, outdoor plays and 
movies, Christmas caroling, dog-days, wine tastings, 
outdoor concerts, scavenger hunts, and Touch a 
Truck. In addition, events like Park(ing) Day, where 
a parking space is turned into a pocket park for a 
single day, are relatively easy and inexpensive, and 
can bring people out while also drawing attention to 
how public space is allocated.

Park(ing) Day in Norristown
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BUILDING THE FUTURE

Goal: Increase foot traffic and extend 
hours of activity on York Road.

Recommendation: Continue to hold 
community events and consider expanding 
the event calendar to draw more people to 
town.

Strategy: Co-host special networking events 
catering to different populations, such as 
a young professionals, parents and young 
children, seniors, business owners, etc. 

Strategy: Reach out to more groups and 
organizations to plan and host events.

Strategy: Install a kiosk on York Road to 
promote events in the borough.

Recommendation: Work strategically 
with store owners to stay open later into 
the evening.

Strategy: Consider coordinated, temporary 
later evenings to encourage businesses to 
try staying open later.

Strategy: Attract businesses that have 
evening hours such as movie theaters, live 
theaters, and concert venues.

Streetscape
The streetscape is all of the visual and physical 
elements that make up the public space on a 
street. The appearance of the business district 
and the items that make up the public space 
establish and enhance the identity of Hatboro 
and are part of what draws shoppers to the 
town. Distinctive streetscape elements such as 
the light-up hats on street poles and bricking 
along the curb identify the area as Hatboro and 
make the borough recognizable and differentiate 
it from other shopping areas. Inviting plazas 
and seating areas on York Road help build 
community by inviting people to linger and chat 
in the public realm. Specific ideas for various 
streetscape elements are provided in the design 
section at the end of this chapter.
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BUILDING THE FUTURE

Goal: Establish and support a strong community identity and sense of 
place through events, a shared identity, public spaces that encourage 
social interaction, and a distinctive appearance of Hatboro’s business 
district and neighborhoods.

Recommendation: Create new pocket parks and outdoor gathering spaces 
on York Road.

Strategy: Improve the plaza near Produce Junction with landscaping, trees, and 
additional seating.

Strategy: Encourage outdoor dining where appropriate.

Recommendation: Improve and enhance streetscape and property 
maintenance in order to attract and retain commercial activity and improve 
the sense of pride among the borough’s citizens. Continue and improve the 
“greening” of York Road.

Strategy: Utilize volunteers and consider creating a “friends” program for the 
York Road business district.

Strategy: Provide resources for property owners on how to care for their 
trees. Plan ahead to replace trees that will need to come down. (See also 
Environment and Utilities Recommendations.)

Strategy: Trim lower limbs of trees that block views of store fronts. 

Strategy: Continue York Road streetscaping south to Miller Meadow to 
connect the park with the business district.

Strategy: Add public art, planters, and hanging baskets to the streetscape.

Recommendation: Create a unified look for Hatboro’s business district 
and promote ongoing façade improvement.

Strategy: Create signage design guidelines as part of Hatboro’s Design 
Standards that contain visual guidance for business owners on recommended 
sign style, materials, and illumination.

Strategy: Implement a policy of a façade development consultation with 
Downtown Development Director as part of project/permit approval.

Recommendation: Create and improve gateways at both ends of the York 
Road business district.15

Recommendation: Ensure all areas of Hatboro are distinctive and contain 
identifying and unifying features.

15    DVRPC conducted several corridor studies of routes 611 and 263 that included recommendations for regional wayfinding, gateways, and other improvements. See 
DVRPC’s Corridor Planning Documents from 2008-2009: https://www.dvrpc.org/Products/08045B/, https://www.dvrpc.org/Products/08045C/, and https://www.
dvrpc.org/Products/12009B/ 
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Design: Business 
District Appearance
When shoppers are walking along the sidewalk in a business district, they 
are encouraged to continue by an attractive streetscape. Any interrup-
tions in that streetscape such as areas with no shade, a surface parking lot, 
or vacant storefronts are likely to discourage them from continuing their 
walk. The examples here serve to improve the streetscape of the York 
Road business district and make it a pleasant and inviting place.

STREET FURNITURE
Streetscape element: Street furniture. Street furniture includes benches, 
tables, utility poles, trash and recycling containers, bus stops, and outdoor 
dining. Having the right street furniture with a unified look enhances the 
business corridor and encourages lingering, especially when paired with 
shade and/or landscaping.

Current condition: Standardized metal benches, trash, and recycling 
containers in black and red can be found along York Road. A few 
restaurants offer outdoor dining, which is an attractive dining option. Bus 
stops are standard signs on metal poles. Some have benches available, but 
none offer shelter.

Possible improvements: Street furniture functions appropriately as 
is. Outdoor dining should be encouraged where space permits. Any new 
benches should be coordinated with bus stop location where feasible so that 
benches can be used by bus passengers as well as others simply enjoying the 
shopping district. (See also Chapter 3: Transportation.)
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PUBLIC SPACE
Streetscape element: Public Space. A public gathering area can be an 
appealing amenity to patrons of the business district. Any spaces where 
people socialize outside of work or home can also improve social well-
being and psychological health. Public spaces like parks and plazas play this 
role, but spaces such as cafés, libraries, clubs, recreation centers, gyms, and 
churches can serve this same function. They help build community identity, 
facilitate the exchange of ideas, and encourage people to associate with 
those outside of their typical social sphere.

Current condition: There is one small plaza on the East side 
of York Road between Williams Lane and Moreland Avenue 
(near Produce Junction) that is concrete with a bench and trash 
receptacles. Miller Meadow Park is at the south end of the business 
district, but it does not function well as a an inviting public gathering 
space, and feels disconnected from the business district, despite its 
close proximity. Hatboro is fortunate to have several churches and 
its public library, which has some outdoor space, right on York Road. 

Possible improvements: Improve the plaza near Produce Junction with 
landscaping and additional seating. Improve Miller Meadow and connect 
the park with the business district through events, wayfinding signage, 
and extension of sidewalk treatments and light poles to the park including 
widening sidewalks on the adjacent bridge. Look for opportunities to add 
other public space along York Road.

The existing plaza could be improved with trees, landscaping, and additional seating.

Before

After
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LANDSCAPING
Streetscape element: Landscaping. Street trees, planters, hanging 
baskets, and other planted areas create a relaxed and pleasant environment. 
Trees also provide shade and improve air quality. 

Current condition: Street trees are present throughout the York Road 
business district. The Shade Tree Commission does an annual inventory of 
street trees on York Road. 
Space for hanging basket 
exists on the light posts 
along York Road, but only 
a few hanging baskets are 
placed on them. Other small 
pockets of green space exist 
such as a privately owned 
small garden visible from 
the sidewalk at North York 
Road and East Monument 
Avenue.

Some business owners invest in landscaping outside of their 
establishments.

Opportunity for some landscaping, and possibly a new small plaza, at Byberry and York Roads

Possible improvements: Although street trees generally are in good 
condition, maintenance and replacement of street trees should be a 
priority for the borough. Some of the trees might serve the streetscape 
better if a few of their lowest limbs were trimmed off to better showcase 
the storefronts. There are some locations along York Road where small 
additional landscaped areas could be added. Store owners could be 
encouraged to incorporate planter boxes in front of their stores. Hanging 
flower baskets on the light poles would create an inviting, green atmosphere 
in the business district. 



84 Hatboro 2040 Comprehensive Plan

TRANSPORTATION ELEMENTS
Streetscape element: Road conf iguration, traff ic management, crosswalks, 
and sidewalks. The way the road is designed includes how many lanes of 
traffic there are, whether there is on-street parking, and what types of 
traffic controls are in use. The presence and condition of sidewalks and 
crosswalks and the number and width of curb cuts for driveways are part of 
this element as well, and are essential to encouraging shoppers to walk York 
Road and patronize other stores. 

Current condition: There is on-street parking on both sides of the 
street along nearly the entire York Road business corridor. The street is 
configured with one travel 
lane in each direction and 
one center turn lane, with a 
cartway width (curb to curb 
distance) of approximately 45 
feet. Continuous sidewalks are 
present throughout the business 
district and are mostly 7 to 8 
feet in width. Sidewalks have 
two rows of inlaid decorative 
bricks adjacent to the curb. This 
decorative streetscaping element 
helps to identify the York Road 
business district. There are existing crosswalks at all signalized intersections 
plus one midblock crossing. Distances between crosswalks on York Road 
range from approximately 350 feet (Byberry to Williams), to approximately 
700 feet (Moreland to Montgomery). There is no crosswalk north of 
Montgomery Avenue. 

Possible improvements: Inspect sidewalks carefully for uneven or 
broken sections. Maintaining sidewalk in good repair is essential for a 
comfortable pedestrian experience. All crosswalks that cross York Road 
should be maintained as “ladder” style crosswalks or another highly visible 
paint style. Distances between pedestrian crossings should not be more 
than 500 feet maximum. A distance of 250 -300 feet between crosswalks is 
preferred. A pedestrian crossing is needed north of Montgomery Avenue, as 
the business district extends more than 800 feet north of that intersection 
with no pedestrian crossing. (See also Chapter 3: Transportation.)

Improvements to crosswalks are needed at York Road 
and Montgomery Avenue.

High-visibility crosswalk marking patterns.

Solid Standard ContinentalDashed Zebra Ladder
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FAÇADES 
Streetscape element: Building façades. The street can feel like an 
outdoor room with the fronts of the buildings function as the “walls.” The 
appearance of the storefronts is essential to the experience of the business 
district. Some uniformity of the building setback line, materials, style, or 
colors can contribute to the sense of place. Complete uniformity is not 
desirable, but unifying features can enhance the business district.

Current condition: Store fronts have a wide range of colors, materials, 
and styles. There are a few places along York Road where a row of stores 
has a uniform attractive façade. There is a fairly uniform build-to line for 
most of York Road, with only a few stores set back significantly. There are 
no overall unifying features on storefronts that indicate they are part of 
Hatboro’s business district. In a few places, a completely blank exterior wall 
of a building can be seen from York Road.

While most storefront façades are attractively kept, some do not have 
inviting windows and storefronts. Maintenance of the building façade and 
well-composed window displays will improve the appearance of York Road.

Possible improvements: Design 
guidelines that suggest a color scheme, 
placement of window decorations, or other 
façade design elements will help to unify 
the business district over time. Standardized 
planters or hanging baskets throughout the 
business district can also have this unifying 
effect. Store owners should be encouraged 
to maintain their building and maintain 
transparency of windows while showcasing 
key wares for sale and prioritizing lighting.  
Ordinance language should ensure that no blank walls are visible from York 
Road in future development, and murals or other improvements should be 
pursued for existing large blank walls. 

Storefront Façades on York Road

Figure 2.8: Schwenksville’s recommended 
material and color pallet 
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SIGNAGE
Streetscape element: Signage. There are a wide variety of types of signs 
visible on York Road including: storefront signs, traffic signs, and wayfinding 
signs. Signage conveys information and contributes to the sense of place. 
Gateway signage, larger signs that identify the borough, are also part of this 
category.

Current condition: Distinctive wayfinding signage is present throughout 
the business district and elsewhere in the borough. Existing signage is 
oriented towards drivers, but not highly visible due to a small font size. This 
signage is visible to pedestrians, but located too high to be seen comfortably. 
Storefront signage varies widely in size, style, and illumination. Projecting signs 
(perpendicular to buildings) that are more visible to passing drivers are seen 
on only a small number of stores. Traffic signs are numerous, and can create 
visual clutter that makes it difficult to find needed information. One gateway 
signage area marks the entrance to the business district from the south.

Possible improvements: Work with PennDOT to prioritize and reduce 
traffic signs. Create and implement a pedestrian oriented wayfinding 
signage plan that includes historic properties. Improve vehicle oriented 
wayfinding with larger signs directing vehicles to parking areas and 
other highly trafficked areas. Create recommended design guidelines for 
storefront signage. Create attractive, visible gateway signage at both ends 
of the business district. (See Chapter 3: Transportation for additional 
recommendations related to signage.)



Small Town Character 87

LIGHTING
Streetscape element: Lighting. Appropriate lighting is important so 
that visitors to the business district feel safe and can see the stores and 
restaurants. Lighting can also be decorative.

Current condition: Distinctive and uniform light posts are provided 
throughout the business district. Shorter, pedestrian scale light posts mimic 
the appearance of gas lamps. Taller lamp posts light the roadway. Although 
lighting is consistent in the right-of-way, many store façades are dark at night, 
and most connections from York Road to off-street parking areas are not 
well lit.

Possible improvements: Stores can provide façade lighting even 
when they are not open. It increases safety, creates a more pleasant 
pedestrian experience, and can make a store look attractive to shoppers 
who might return at another time. Pedestrian lighting in parking areas 
and along walkways connecting parking to York Road should be a priority 
improvement.
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DECORATIVE ELEMENTS
Streetscape element: Decorative elements. Decorative lighting, brick 
banding on sidewalks, decorative crosswalks, and other decorations can add 
to the character and uniqueness 
of the business district. Public 
art such as sculptures, murals, 
or decorative banners are 
additional streetscape elements 
that can contribute significantly 
to a community. Public art can 
be a main identifying feature of a 
district and provide visual interest 
for passersby.

Current condition: The tall lamp posts that light the street have top hats 
that light up at night. The pedestrian scale lamp posts have space for hanging 
baskets or banners, but most do not have these elements on them. Lamp 
posts are often decorated for the Christmas season. Hatboro participates in 
the Hometown Heroes program, which creates banners to honor military 
service members who have a Hatboro connection. Those are hung on some 
of the tall lamp posts. Bricking along the curb is present throughout the 
business district. 

Possible improvements: Hanging baskets and small banners on the 
pedestrian scale light poles could be added. A unified and uncluttered look 
should be a priority for any decorative elements that are added. Public art 
would be a valuable addition to the main street district business.

The Borough of Hatboro and Main Street Hatboro have received grants 
over the years for certain streetscape elements that have allowed for the 
installation of some of the unique and unifying streetscape features that 
currently exist. Past success in installing benches, streetlights, and wayfinding 
signage can be expanded upon with further improvements. Cohesive and 
attractive streetscape elements are key to creating economic success and a 
sense of place. 
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PRIORITY 1: GREAT BUSINESSES
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure that Hatboro has great businesses, with few York Road vacancies and 
little turnover.

Recommendation Create and implement a retail recruitment strategy. MSH, HCOC, 
MCCD, DDD

0-3 years

Strategy Create a program for existing business owners to mentor new businesses. 0-3 years

Strategy Maintain and update the information given to people inquiring about opening 
a business in Hatboro.

0-3 years

Strategy Recruit businesses desired by residents. ongoing

Recommendation Promote and retain existing businesses. DDD, MCCD, 
MSH, HCOC

ongoing

Strategy Continue and expand the monthly business spotlight. Cross-promote the 
highlighted business on multiple platforms.

0-3 years

Strategy Encourage businesses to consider innovative ways to attract customers. ongoing

Strategy Assist businesses in marketing on multiple platforms. 0-3 years

Strategy Connect business owners to resources and programs offered by the 
Montgomery County Commerce Department.

0-3 years

Recommendation Work to attract businesses that will meet the everyday needs of residents 
and create greater walkability and livability in Hatboro. 

DDD, MSH 5-10 years

Recommendation Use revitalization tools for challenged areas. DDD, MCCD, 
MCRA, MC 
Commissioners, 

MCPC, HPC

0-3 years

Strategy Implement a LERTA that includes the former CVS property to create tax 
incentives for revitalization. 

0-3 years

Strategy Consider TIF, LERTA, RDA and other sources of redevelopment funding or 
tax credits as needed.

ongoing

Recommendation Support arts and culture in Hatboro by recruiting businesses and venues and 
supporting artists and arts events.

DDD, MCPC, 
HPC

ongoing

Strategy Review ordinances to ensure that arts & culture uses are encouraged, 
including as accessory to other types of uses.

0-3 years

Strategy Display the work of a Hatboro artist or arts-based business in borough-
owned buildings or spaces.

3-5 years

Strategy Hold an annual arts festival. 0-3 years

Recommendation Fill vacant store fronts with temporary stores or window displays such as 
pop-up shops or art exhibits.

DDD, HCOC, 
MSH

0-3 years

GOALS, RECOMMENDATIONS, AND STRATEGIES FOR 
SMALL TOWN CHARACTER

A table of partner acronyms can be found in the introduction on page 9.
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PRIORITY 2: PRESERVE HISTORY
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Take steps to preserve historic buildings and promote and share Hatboro’s 
history. Enhance historic preservation strategies and increase protection of 
the community’s historic structures and neighborhoods.

  

Recommendation Identify and protect locally significant historic resources, including those that 
are not buildings.

MBS, HHC, 
MCPC, PHMC, 
National Park 
Service, MC 
Historical 
Society, HPC

ongoing

Strategy Complete an inventory of locally significant historic resources. 0-3 years

Strategy Conduct outreach to all property owners with historic properties to provide 
education on appropriate preservation and maintenance techniques.

3-5 years

Strategy Implement a local historic marker/plaque program to recognize significant 
local buildings.

3-5 years

Strategy Create a recognition program for historic restoration and preservation. 10+ years

Strategy Increase the number of resources on the national register of historic places. 5-10 years

Strategy Incentivize architectural preservation and the reuse of historic structures 
through zoning, education, and other techniques.

 3-5 years

Recommendation Become a “Certified Local Government” for access to grants and technical 
assistance for historic preservation. 

PHMC, HHS, 
MCPC

3-5 years

Recommendation Conduct education and outreach to the community about Hatboro’s history. HHS, MBS, 
MSH, HCOC, 
ULH, HHSD

ongoing

Strategy Include historic information in communications from and about the borough. 0-3 years

Strategy Commemorate and honor historical events and historic properties with 
events, plaques, online recognition, and other strategies to increase the 
prominence of Hatboro’s unique and interesting history.

5-10 years

Strategy Continue and expand a program of historic tours/walks/lectures and 
events.

3-5 years

Strategy Support the Millbrook Society’s museum and assist them in finding adequate 
space to display and store their collection and have more time open to the 
public.

10+ years

Strategy Partner with the historic organizations to host and facilitate temporary 
historic exhibits in borough-owned buildings and in other locations around 
Hatboro.

3-5 years

Strategy Support and foster partnerships between the historic organizations and the 
school district to ensure Hatboro’s history is shared with school students in 
the borough. 

 5-10 years
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PRIORITY 3: FOOT TRAFFIC AND NIGHTLIFE
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Increase foot traffic and extend hours of activity on York Road.   

Recommendation Improve infrastructure for walking to and on York Road. (See Transportation 
Recommendations.)

 ENG 0-3 years

Recommendation Continue to hold community events and consider expanding the event 
calendar to draw more people to town.

HCOC, MSH, 
CGAO, DDD

ongoing

Strategy Co-host special networking events catering to different populations, such as 
a young professionals, parents and young children, seniors, business owners, 
etc. 

3-5 years

Strategy Reach out to more groups and organizations to plan and host events. 0-3 years

Strategy Create infrastructure to pipe in music along the York Road Business District 
for certain events.

10+ years

Strategy Continue something similar to “summer nights” during the holiday shopping 
season – one designated night of the week or month for extended hours, 
entertainment, etc.

3-5 years

Strategy Install a kiosk on York Road to promote events in the borough.  5-10 years

Recommendation Create new pocket parks and outdoor gathering spaces on York Road. MCPC, 
Business and 
Property 
Owners, MSH, 
DDD, HPC

5-10 years

Strategy Improve the plaza near Produce Junction with landscaping, trees, and 
additional seating.

 5-10 years

Strategy Encourage outdoor dining where appropriate. DDD, MCPC, 
HPC

3-5 years

Recommendation Work strategically with store owners to stay open later into the evening. DDD, MSH, 
HCOC

5-10 years

Strategy Consider coordinated, temporary later evenings to encourage businesses to 
try staying open later.

3-5 years

Strategy Create lighting guidelines that encourage businesses to maintain some 
pedestrian-scale lighting in their store even if they do not stay open into the 
evenings.

 5-10 years

Strategy Attract businesses that have evening hours such as movie theaters, live 
theaters, and concert venues.

10+ years

Recommendation Improve community identity through “marketing to your own,” working to 
encourage Hatboro residents to prioritize patronizing Hatboro businesses.

DDD, MSH, 
HCOC, CGAO

0-3 years
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PRIORITY 3: APPEARANCE AND SENSE OF PLACE
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Establish and support a strong community identity and sense of place 
through events, a shared identity, public spaces that encourage social 
interaction, and a distinctive appearance of Hatboro’s business district and 
neighborhoods. 

  

Recommendation Create a unified look for Hatboro’s business district and promote ongoing 
façade improvement.

MSH, MCPC, 
PDC, DDD, 
HPC

ongoing

Strategy Create signage design guidelines as part of Hatboro’s Design Standards that 
contain visual guidance for business owners on recommended sign style, 
materials, and illumination.

3-5 years

Strategy Implement a policy of a façade development consultation with Downtown 
Development Director as part of project/permit approval.

 0-3 years

Recommendation Improve and enhance streetscape and property maintenance in order to 
attract and retain commercial activity and improve the sense of pride among 
the borough’s citizens. Continue and improve the “greening” of York Road.

MSH, Business 
and Property 
Owners, 
HSTC, DDD

ongoing

Strategy Utilize volunteers and consider creating a “friends” program for the York 
Road business district.

5-10 years

Strategy Support the shade tree commission’s important work, and provide resources 
for property owners on how to care for their trees. Plan ahead to replace 
trees that will need to come down. (See also Environment and Utilities 
Recommendations.)

3-5 years

Strategy Trim lower limbs of trees that block views of store fronts. 0-3 years

Strategy Add public art, planters, and hanging baskets to the streetscape.  0-3 years

Strategy Continue York Road streetscaping south to Miller Meadow to connect the 
park with the business district.

 10+ years

Recommendation Erect a memorial in Memorial Park. Engage the community in the process of 
choosing the content and design of the memorial. 

MCPC 5-10 years

Recommendation Create and improve gateways at both ends of the York Road business 
district. (See DVRPC’s Corridor Planning Documents from 2008-2009.)

MCPC, 
DVRPC, 
PennDOT

10+ years

Recommendation Ensure all areas of Hatboro are distinctive and contain identifying and 
unifying features.

MCPC 10+ years
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PRIORITY 4: MANAGEMENT AND LEADERSHIP
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Improve management and leadership of the business district so that efforts of 
various partners to promote Hatboro and manage business recruitment and 
retention are coordinated.

  

Recommendation Improve coordination and communication between various groups and 
organizations that relate to the business district through regular meetings 
and ongoing discussion.

HCOC, MSH, 
DDD, ULH, 
CGAO

0-3 years

Strategy Work with Main Street Hatboro to create a five year strategic plan for 
their organization. The Downtown Development Director will then lead 
implementation of this plan in coordination with the Chamber of Commerce 
and other organizations.

3-5 years

Strategy Include funding for professional development for Downtown Development 
Director and the Main Street Hatboro Board of Directors.

3-5 years

Strategy Coordinate efforts to decide on a marketing strategy, including branding, a 
tagline, etc., and to revisit these as a coordinated group on a five-year basis, 
or more often as needed.

3-5 years

Recommendation Explore creating a Business Improvement District (BID) focused on what the 
business leaders and property owners feel would be helpful.

DDD, MSH, 
HCOC, 
Business and 
Property 
Owners

3-5 years

Strategy Conduct a feasibility study for the creation of a BID. 3-5 years

Strategy Create a BID plan.  3-5 years

Recommendation Partner with other organizations that have knowledge and experience 
managing small town business districts.

MSH, MCCD, 
PDC, DVRPC, 
Valley Forge 
CVB, MC 
Chamber of 
Commerce

0-3 years

Strategy Conduct regional tourism promotion and marketing through Valley Forge 
Convention & Visitors Bureau and other organizations.

 3-5 years

Recommendation Monitor data for Hatboro’s business district over time, and compare with 
other downtowns/ commercial centers to benchmark the state of the 
business district.

DDD, MSH, 
MCPC, MCCD

ongoing

Strategy Conduct a retail gap analysis annually. 0-3 years

Strategy Maintain a complete and accurate business directory for potential new 
businesses, real estate investors, or visitors to access.

 5-10 years
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Chapter 3:  
Transportation
People and goods move within and through Hatboro via motor vehicle, bicycle, walking, train, 
and bus. Our transportation mode choices affect pollution, climate, public health, and quality of 
life. This topic area first takes an inventory of the physical infrastructure for transportation, then 
discusses each mode of transportation and makes recommendations for improvements. Trans-
portation safety and recent and future trends in transportation are also discussed. Finally, sample 
designs for improving some infrastructure are presented at the end of the chapter. Background 
information and recommendations for these topics address these aspects of the vision for 2040:

Getting around Hatboro is equally 
comfortable by any transportation mode 
– driving, bicycling, or walking. Hatboro 

is served by frequent and reliable train and bus, 
and provides ample parking, allowing residents 
and visitors a variety of ways to travel.

Quiet, charming neighborhoods are 
friendly places where residents know 
their neighbors, welcome diversity, and 

look out for each other.

Hatboro is a vibrant town with a thriving 
and attractive business district. Main 
Street draws residents and visitors to its 

varied shops, restaurants, and services. People 
of all ages create a continuous stream of foot 
traffic, and entertainment options keep Hatboro 
alive at night. 

TRANSPORTATION 
INFRASTRUCTURE
The physical structures used for transportation 
in Hatboro include the roads, sidewalks, traffic 
lights, crosswalks, train tracks, and trails that 
can be used to move people and goods. The 
style and appearance of the transportation 
infrastructure is part of the built environment 
and character of the borough. Transportation is 
part of nearly every resident’s daily life, and the 
condition of the transportation infrastructure 
in Hatboro influences the choices that people 
make about how to get around. This section 
describes the existing conditions of the 
transportation infrastructure in Hatboro.
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BUILDING THE FUTURE

Goal: Ensure that all transportation 
modes (driving, walking, bicycling, and 
transit) are safe and practical options 
for transportation within Hatboro and 
through it to surrounding destinations.

Recommendation: Pursue grants and 
advocate with partner organizations to 
get funding for transportation projects in 
Hatboro.

Strategy: Pursue transportation grants such 
as the Multimodal Transportation Fund, 
Transportation Alternatives, Congestion 
Mitigation and Air Quality Improvement, 
and County Transportation Fund to obtain 
funding to complete projects.

Strategy: Work with MCPC, DVRPC and 
other partners on creative ideas for funding 
transportation projects. 

Recommendation: Work to ensure 
that all modes of travel, including walking 
and bicycling are seen as viable modes of 
transportation by Hatboro residents.

Strategy: Partner with community groups 
and organizations to provide outreach 
and education about the benefits of active 
transportation.

Trails
Trails are used for both transportation and 
recreation by walkers, joggers, runners, and 
bicyclists. Trails are a relaxing and safe way for 
pedestrians and bicycles to travel. Without 
traffic whizzing by, non-motorized travelers 
can enjoy a quiet route that does not have 
the potential danger of a large motor vehicle. 
Although Hatboro does not have any long-
distance trails, several small trail segments exist 
within the borough, allowing some off-road 
travel for pedestrians and bicyclists. Although 
short in length, these trail segments greatly 
improve pedestrian and bicycle mobility 

throughout the borough by allowing access 
through areas that otherwise could not be 
traversed by the public.

 ▪ Hatboro Station Trail: A new (2018)  
asphalt trail connects Fulmor Avenue near 
the Hatboro Station Townhomes with 
Byberry Road by the train tracks. This is 
Hatboro’s longest trail segment at approxi-
mately 0.4 miles.

 ▪ Rorer Avenue Trail: A concrete pathway 
connects Rorer Avenue with Byberry Road 
near the train tracks.

Hatboro Station Trail
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Map 3.1: transportation inFrastructure in Hatboro

ÆóÆó

Æó

Æó

Æó

ÆóÆó

Æó

Æó

Traffic Signals

Æó Bicycle Parking

Sidewalks

Trails

n

York W
ar

m
in

ste
r

County line

Moreland

Mill

L
in

de
n

Home

Bybe
rry

Loller

Penn

C
he

ste
r

Fulmor

N
ew

Ja
ck

so
nv

ill
e

Horsham

Montgomery

Tanner

Lehman

B
onair

L
in

co
ln

R
orer

James

Crooked billet

Williams

Su
mmit

Je
�e

rs
on

Sp
rin

gd
al

e

Academy

Bright

Shirley

Lancaster

M
or

eb
or

o

W
in

ds
or

C
on

tin
en

ta
l

B
ro

ad

Norwyn

Madis
on

E
ar

l

Barbara

O
ak

da
le

Harding

Edward

Fairview

Spring

M
anor

Cent
ral

W
in

do
ve

r

Warren

Belmar

Lacey

Pa
rk

H
ar

ris
on

Franklin

O
rchard

D
rexel

Wilson

Meadowbrook

W
oo

d

Cresc
ent

Terrace

Timber

A
bbotts

Drum
mers

B
ank

Monument

Hunte
rs

Pershing

Lycoming

Corinthian

Villa
ge

L
antern

Pi
ne

 T
re

e

Yorks
hire

Sa
w

to
ot

h

H
orseshoe

M
anchester

Green
 lan

e

Independence

Monument

Penn

Summit

Penn

Lehman

Pennypack

C
reek

332

263

0 0.1 0.2 0.3 0.4 0.5
Miles

Borough of Hatboro
MONTGOMERY COUNTY, PA



98 Hatboro 2040 Comprehensive Plan

 ▪ Pennypack Elementary Trail: A trail 
with a pedestrian bridge over the Pennypack 
Creek connects Horsham Road to the Pen-
nypack Elementary School, allowing students 
who live on Horsham Road access to the 
school.

 ▪ Crooked Billet Elementary Trail: 
An asphalt trail connects Earl Lane to the 
Crooked Billet Elementary School property 
including a pedestrian bridge over a branch 
of Blair Mill Run. This short length of trail 
allows students living on the west side of the 
waterway access to school.

 ▪ Tanner Park: A very small length of brick 
trail in Tanner Park allows pedestrian and 
bicycle access between Springdale Ave. and 
Jefferson Ave. where the right-of-way for 
Summit is located (but no roadway is built).

 ▪ Corinthian Trail (planned): Hatboro is 
in the process of designing and constructing 
a trail segment to connect Jefferson  
Avenue to Jacksonville Road along the right-
of-way of Corinthian Avenue. This trail will 
cut through three blocks and improve mobil-
ity in the Tanner Farms neighborhood. 

Sidewalks
The sidewalk network in Hatboro has gaps 
in areas where pedestrians would otherwise 
be able to walk safely to a nearby destination 
such as a park, school, library, transit stop, 
or business. Cul-de-sacs and dead ends also 
create challenges for pedestrians forcing them 
to travel much longer distances than if there 
were a through path. Hatboro has less sidewalk 
coverage than other similar boroughs in 
Montgomery County. 

Train Tracks
Train tracks owned by the Southeastern 
Pennsylvania Transportation Authority (SEPTA) 
pass through the borough north-south. The 
railroad tracks cross at grade (at the same level 
as the street) in seven locations in Hatboro: 

Warminster Road, Fulmor Ave., Byberry Road, 
East Moreland Ave., East Montgomery Ave., 
Meadowbrook Ave., and County Line Road. 
These many at-grade crossings create challenges 
for vehicles, pedestrians, and bicycles, as they 
have to interact with trains and train tracks in 
many locations in the borough.

Roads
The main roadway through Hatboro is York 
Road, once one of the only thoroughfares 
between Philadelphia and New York City, now 
State Route 263. Before 1900, it was York Road 
that allowed the small Hatboro settlement of 
fewer than 900 people to remain connected to 
the big cities and other towns of the region.

A street with no sidewalk in the York Gardens neighborhood of 
Hatboro.
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“Old York Road was once the fastest route between 
Philadelphia and New York. Stagecoach lines began 
operating the route on a regular basis by the last 
quarter of the 18th century. […]One of the earliest 
of these lines was the Swift-Sure Stagecoach Line 
that operated for over half a century until the 
arrival of railroads. The entire trip to New York was 
accomplished in the astonishing time of only two 
days, earning the stagecoach company the nick 
name of “The Flying Machine.”

 –Tom Wieckowski. The Corridor, Old York Road 
Historical Society, 2014.

Jacksonville Road, State Route 332, is another 
state route in Hatboro. It originates near 
Hatboro’s train station and heads north out 
of the borough before turning east towards 
Newtown, terminating near Yardley, PA at the 
Delaware River. 

Although Hatboro is only about 1.6 miles from 
south to north, the only roadway other than 
York Road that traverses the entire length of 
the borough is Warminster Road. Natural and 

man-made obstacles including the train tracks 
and Pennypack Creek and its tributaries make it 
difficult for other roads to traverse the borough 
north-south. 

The majority of east-west roads in Hatboro also 
do not cross the entire width of the borough, 
despite the fact that it is only about one mile 
across. County Line Road is the only street 
that traverses the borough east-west without 
obstacles. However, many of the east-west 
roadways jog slightly or merge with another 
road, providing other possibilities for traveling 
east-west through the borough.

Finally, the Pennsylvania Turnpike does not run 
through the borough, but its close proximity 
provides good access to this major expressway 
for Hatboro residents, as well as for those who 
are destined for Hatboro. Access to the Turnpike 
is from a nearby interchange with State Route 
611. A second nearby turnpike interchange is part 
of the County’s Turnpike Corridor Reinvestment 
Project1 and DVRPC’s Connections 2045 Plan. 
This new interchange at Welsh Road will increase 
the options for motor vehicle travel. 

1 https://www.montcopa.org/1553/PA-Turnpike-Corridor-Reinvestment-Projec

York Road, State Route 263
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Road Ownership
Most of the streets in Hatboro are owned by 
the borough. However, some significant roads 
through town are owned by the Pennsylvania 
Department of Transportation (PennDOT). 
The borough has a high level of control in how 
its roads are paved and striped, what types of 
traffic controls are used (stop signs, traffic lights, 
etc.), where there are sidewalks and crosswalks, 
and what those pedestrian amenities look like. 

On PennDOT owned roads, Hatboro must 
coordinate with PennDOT on all of the above 
aspects, and more. Every driveway that exits 
onto a PennDOT road must obtain a Highway 
Occupancy Permit (HOP) from PennDOT. 
Similarly, pedestrian and bicycle amenities must 
be in accordance with PennDOT’s policies, and 
all require approval from the department. 

Roadway Classif ication
Roads have classifications2 based on how they 
function in the roadway network. Arterial 
roads serve cars traveling longer distances, 
and typically have fewer driveways. Principal 
arterials typically serve major activity 
centers and interconnect communities. Minor 
arterials serve more moderate trip lengths 
and distribute traffic to smaller activity centers. 
Collectors gather traffic from local roads and 
carry it to the arterials. Finally, local roads 
primarily serve those who live in the immediate 
area. They are not used for long-distance travel 
except at one end of a trip. They usually have 
lower speeds and more driveways. Local roads 
can be designed to discourage through-traffic. 
Many of the local roads in Hatboro have truck 
restrictions. 

In Hatboro the local roads have low network 
connectivity – there are few streets that go 
straight for more than a few blocks and many 
dead ends. This makes travel somewhat less 
efficient, especially for bicycles and pedestrians, 

2 Some of the information on roadway classification comes from the Federal Highway 
Administration’s Planning Guidance: https://www.fhwa.dot.gov/planning/processes/statewide/
related/highway_functional_classifications/section03.cfm

unless trails and pathways add connections that 
cars and trucks cannot use. However, poor 
network connectivity can also decrease the use 
of local roads by longer distance traffic, reducing 
nuisance cut-through traffic. If cut-through traffic 
is determined to be a problem on local roads, 
additional design amenities could be considered 
to reduce cut-through traffic. (See Traffic 
Calming section, below.)

Traff ic Signals
There are 11 traffic lights in Hatboro (Borough 
Code §15-205). Eight of those are along the two 
principal arterials in the borough: York Road 
and County Line Road. One is on Byberry Road, 
a minor arterial, and the remaining three are 
along collector roads. There are no signalized 
intersections that involve two local roads. 
While traffic signals on PennDOT’s roads are 
the responsibility of the borough, they must 
conform to PennDOT’s timing guidelines and 
have PennDOT’s approval.

BUILDING THE FUTURE

Strategy: Work with PennDOT on regular 
assessments of traffic signal phasing, no turn 
on red signs, and pedestrian signal timing at 
intersections. 

Transportation Partners
Several partner organizations operate in the 
area. Communication and coordination with 
them is essential for a high-quality transportation 
network. SEPTA operates train and bus service 
and owns the train tracks and train station. 
PennDOT is a road owner, and offers resources 
and information on roadway design, traffic 
calming, and intersection design on local roads. 
Montgomery County manages the roads 
and bridges they own, provide advice and 
information about transportation infrastructure, 
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and assist with grant funding. Hatboro is within 
the service area of Partnership Transportation 
Management Association (TMA), a non-profit 
organization with the goal of reducing traffic 
congestion, improving transportation options, 
and educating the public about transportation 
issues. Partnership TMA offers various activities 
including transportation safety trainings, 
information about riding transit, and small bike-
sharing programs.3

TRANSPORTATION MODES
Driving, bicycling, walking, and taking public 
transportation are the four most common 
transportation modes. Hatboro residents are 
fortunate in that all of these modes are available 
to choose from in the borough; a walkable small 
town with train and bus service offers residents 
options for travel that many county residents do 
not have. Each mode is discussed below, along 
with suggestions for improving safety and quality 
of the traveling experience. 

Throughout the public outreach process, many 
concerns were raised about traff ic congestion 
on Hatboro’s roads. One way to reduce traff ic 
congestion is to reduce travel demand. If area 
residents are currently driving further away for 
stores, restaurants, recreation, jobs, and other 
activities and some of those destinations can be 
brought to Hatboro, then residents may have to 
drive a shorter distance, or may be able to walk 
or bike instead. Another way of reducing traff ic 
congestion is to shift some of that vehicle traff ic to 
other travel modes. If residents are currently driving 
short distances to access activities and Hatboro 
can make it safer and more appealing to walk or 
bicycle instead, some of those residents may switch 
to another mode. Both ways of reducing traff ic 
are diff icult, but it may be possible for Hatboro’s 
policies and priorities to have an impact on traff ic, 
even if that impact is small. 

3 See http://www.ptma-mc.org/ for more information.

Walking and Bicycling
Hatboro is a small borough; every resident is 
within a mile of the business district and most 
are closer to many desirable destinations such 
as parks, stores, and restaurants. Improving the 
pedestrian and bicycle experience by making 
it safer and more pleasant to use these modes 
in Hatboro will encourage residents to take 
advantage of one of the major benefits of living 
in a small town – walkability – and of all the 
great destinations Hatboro has to offer.
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Active transportation has health and 
environmental benefits for the community. 
More pedestrians and bicyclists in public spaces 
also decreases crime and increases economic 
activities – a resident walking by a store is 
more likely to stop in than someone driving 
by. Suggested improvements for pedestrians 
and bicyclists are detailed below by type of 
infrastructure. 

BUILDING THE FUTURE

Goal: Improve the pedestrian 
experience so that walking increases in 
Hatboro and is seen by more residents 
as a desirable option for getting around.

Recommendation: Encourage walking.

Strategy: Encourage and facilitate the 
creation of walking groups and clubs.

Strategy: Implement a Safe Routes to School 
program to encourage walking to school.

Strategy: Partner with other organizations 
for input into walking improvements that 
are needed; have a “walk audit” conducted 
for local schools.

Recommendation: Create pedestrian 
pathways at cul-de-sacs and dead ends 
that allow pedestrians through to other 
destinations.

Adding sidewalks
There is support among residents for adding 
and improving sidewalks in the borough; public 
outreach for this planning effort included many 
suggestions requesting additional sidewalks. 
Quarter-mile distances around the elementary 
schools, train station, and library are shown on 
Map 3.4. Any missing sidewalk within a quarter 
mile of a significant destination should be 
prioritized for installation. 

Sidewalks that are immediately adjacent to the 
curb are not very pleasant to use if there are 
high volumes of fast moving traffic alongside 
of pedestrians. The quality of the pedestrian 
experience is greatly improved when there 
is a separation from traffic. Even a two-
foot wide strip of grass makes walking much 
more pleasant. Ensuring adequate lighting for 
pedestrians also greatly effects how attractive 
and safe it is to walk.4

In areas where there are no sidewalks, special 
signage for motorists should be considered. 
A sign reading, “Shared zone. Yield to 
pedestrians.” With images of a car, pedestrian, 
and bicyclist, would alert drives that they are 
sharing the roadway with pedestrians. Pavement 
treatments are also possible to indicating that 
pedestrians may be in the roadway. 

4 The Montgomery County Walkability Study, Walk MontCo, has further suggestions for making 
walking safe and comfortable: https://www.montcopa.org/2109/Walk-Montco

Examples of signage and pavement markings for areas with  
no sidewalks.
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Map 3.4: priority areas For aDDing siDeWaLks
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In areas where there are no storm 
sewers, adding sidewalk and curbing 
will make stormwater management 
infrastructure even more necessary 
than it is now, because water will 
stay in the street more than it does 
without curbing. This can make 
adding new sidewalks in these 
areas prohibitively expensive since 
stormwater infrastructure has to be 
installed at the same time. Macadam 
paths with stormwater management 
swales (like rain gardens) might be a 
less expensive option. There are likely 
other possibilities that would have 
to be studied in specif ic locations by 
stormwater management professionals.

Pedestrian pathways are shown separated from the edge of the cartway by a bio-retention swale for stormwater management. No 
curbing is included in this design.

BUILDING THE FUTURE

Recommendation: Add sidewalks. Evaluate the 
sidewalk gaps based on the following criteria and choose 
gaps to fill based on meeting multiple priorities. Create a 
plan and timeline to fill the sidewalk gaps. Evaluate  
based on:

• Roadway traffic volumes and speeds

• Proximity to schools

• Proximity to train station

• Proximity to destinations (businesses, library, borough 
hall, etc.)

• Ability to close gaps

• Crashes on roadways

Recommendation: When installing or redoing 
sidewalks, create a landscaped buffer of at least two feet 
in width if the road contains at least 5,000 AADT5 and/
or the speed limit is 30 mph or higher.

Recommendation: Evaluate pedestrian scale lighting 
and improve as is warranted, especially along sidewalks 
and at crosswalks.

5  AADT is Annual Average Daily Traffic. See Traffic Counts section, below. 
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Improving existing sidewalks
There are places in the borough where existing 
sidewalks are in disrepair, or are inadequate 
for pedestrian use, especially for a stroller or 
wheelchair. A full analysis of sidewalk conditions 
in Hatboro is needed to prioritize areas for 
improvements or repair. As part of keeping 
the business district attractive and a pleasant 
experience, sidewalk condition in the York 
Road business district should be prioritized for 
improvement.

Some parts of North York Road have sidewalks 
that are very difficult to navigate. Wide 
shoulders on York Road mean that there is 
room in the cartway to expand space dedicated 
to pedestrians in this area. See the design 
section at the end of this chapter for ideas. 

BUILDING THE FUTURE

Recommendation: Improve existing 
sidewalks that are in poor condition.

Strategy: Evaluate all sidewalks for ADA 
compliance. Focus improvements in areas 
with noncompliant sidewalks especially in 
areas that meet the criteria for priority 
sidewalk gaps.

Strategy: Prioritize code enforcement of 
uneven or broken sidewalks.

Strategy: Prioritize code enforcement of 
overgrown vegetation that blocks sidewalks.

Crosswalks and Other Spaces Where 
Pedestrians and Vehicles Interact
In places where pedestrians and cars interact, 
clearly defining the space for each mode can 
improve safety. Marking the pedestrian space 
can encourage cars to stay out of the way 
of pedestrians and vice versa. In Hatboro, 
pedestrians and cars interact at crosswalks, 
around railroad crossings, and in undefined 
spaces such as intersections without crosswalks 
or streets without sidewalks. The need for 
crosswalk improvements and additions was 
mentioned many times on the community 
survey.

For pedestrians, crossing the street can be a 
frightening activity if they are not sure if drivers are 
seeing them. There are a number of ways to improve 
a crosswalk, such as using a highly visible paint style, 
textured pavement, or a raised crosswalk. Curb 
bulb-outs that shorten the crossing distance can help 
pedestrians be more visible before they step into 
the street and decrease the amount of time they 
spend in the same space with vehicles. Some curb 
bulb-outs might be possible in the business district 
on York Road, such as at Byberry Road, Williams 
Lane, Moreland Avenue, and Montgomery Avenue. 
If crosswalks are installed at Monument Avenue 
or Summit Avenue, they would also be possible 
locations for curb bulb-outs.

North York Road sidewalks areas in need of improvement.
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Around railroad crossings, pedestrians have to 
enter space used by both cars and trains. If the 
pedestrian space was better defined, it could 
improve safety when crossing the tracks. The 
new trail from the Hatboro Station townhomes 
development to the train station exits directly 

onto Byberry Road. There is no clear pedestrian 
pathway from the trail to the station platform. 

The crossings above (Byberry Road on left, East Moreland Ave. on right) show how the pedestrian space is not 
well-def ined when crossing the tracks.

Rectangular rapid f lashing beacons, a highly visible continental crosswalk, and a pedestrian refuge island with f lexible delineators 
make this mid-block crosswalk on a high traff ic volume roadway in Lower Merion Township safer for pedestrians.
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Below are some examples of pedestrian space 
definition at railroad crossings from other 
locations.

Examples of well-def ined pedestrian space crossing railroad tracks from other communities.

Crosswalks are painted in different ways. A 
basic crosswalk is two parallel lines that cross 
the intersection. Continental, zebra, and ladder 
crosswalks are highly visible styles that improve 
safety for pedestrians. (See also the design 
section of Small Town Character Chapter.) 

A highly visible ladder-style crosswalk was added at York Road 
and Williams Lane in 2019.

These highly visible styles should be used at 
any pedestrian crossing with a road segment 
approach with more than 5,000 AADT or of 
average traffic speeds of 30 mph or greater.
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Where roadway crossings are especially wide, 
refuge islands in the center of the roadway 
allow pedestrians space to wait if the roadway is 
not cleared of vehicles or if they need to rest.6 
Pedestrian refuge islands particularly improve 
the safety and comfort of crossing the street 
for seniors. Pedestrian refuge islands should be 
considered for safety in crossings where cartway 
widths are 30 feet or greater, especially in 
areas with high traffic volumes. In particular, a 
pedestrian refuge island with gateway treatment 
on the north part of York Road should be 
considered for safety and identification of the 
business district.

6 Refuge islands not only make a safer and more comfortable crossing for pedestrians, they have 
the added benefit of reducing vehicle travel speeds one to five miles per hour. Pennsylvania’s 
Traffic Calming Handbook, PennDOT Publication 383, July, 2012.

BUILDING THE FUTURE

Recommendation: Add and improve 
crosswalks.

Strategy: Evaluate pedestrian needs and 
prioritize areas for adding crosswalks. Install 
at least one crosswalk on York Road between 
Montgomery Avenue and Home Road, with 
appropriate pedestrian safety features such 
as curb bulb-outs, pedestrian refuge islands, 
and/or rapid flashing beacons.

Strategy: Implement curb bulb-outs at 
crosswalks where traffic volumes and speeds 
are high and/or the cartway is especially wide.

Strategy: Use highly visible continental, 
zebra, or ladder style crosswalks on higher 
traffic roadways and in locations where 
crosswalks are commonly used by children.

Example of pedestrian bulb-out.
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Rorer Avenue Trail.

Trails
There is very strong interest among Hatboro 
residents in having access to trails. The existing 
short trail segments within the borough are 
important features of the pedestrian and bicycle 
network, but residents also want access to 
longer trails that connect to more destinations. 
The Pennypack Trail and the Power Line Trail 
(see Map 3.5) are nearby regional Circuit Trails7 
that provide recreation and access to regional 
destinations. The Cross County Trail is planned 
to go through Upper Moreland and Upper 
Dublin and will pass near Hatboro.8 Connecting 

7  https://www.dvrpc.org/webmaps/thecircuit/

8 See Montgomery County’s Comprehensive Plan for more information: https://www.montcopa.
org/1666/Montco-2040-A-Shared-Vision

Hatboro to the regional trails will require 
coordination with other municipalities. Hatboro 
and Upper Moreland are creating a joint trail plan 
with a grant from the Delaware Valley Regional 
Planning Commission (DVRPC). This project 
includes two public meetings and will result in 
some priority trail alignments for Hatboro and 
Upper Moreland. 

Through the comprehensive planning process, 
some priorities for trails were identified by the 
community. These are:

1. A loop trail within Hatboro connecting 
borough parks and other destinations.

2. A connection to the Pennypack Trail.

3. A connection to the Power Line Trail. 

4. A trail to the new YMCA location.

5. Additional small, local trail connectors in the 
borough like the Corinthian Trail and a trail 
north from Celano Park to County Line Road.



112 Hatboro 2040 Comprehensive Plan

Creating trails in built-out communities like 
Hatboro and surrounding areas is a challenging 
proposition. Connecting to other trails and 
destinations will require creativity, time, 
planning, and funding. When creating trails in 
urbanized areas, sometimes portions of these 
connections need to be made with sidewalks 
and bike lanes where trails are not feasible. 

BUILDING THE FUTURE

Recommendation: Create more trails 
and connect them to more destinations. 

Strategy: Create a loop trail throughout 
Hatboro.

Strategy: Work with other government 
entities to connect Hatboro to the regional 
trail system.

Strategy: Create a pedestrian and bicycle 
connection from Hatboro to the new 
YMCA location in Upper Moreland 
Township.

Bicyclists on York Road.

Bicycling
Bicycling is challenging on many roads in 
Hatboro, but about 20 percent of respondents 
to the survey for this plan do ride anyway, at 
least occasionally. Several things can be done 
to support and encourage bicycling, including 
designating bicycle routes and marking them 
with wayfinding and safety signage, adding 
bicycle parking, traffic calming, and creating 
bicycle lanes.

Strategic placement of bike racks around town 
would encourage and support bicycling by 
making it easier for riders to safely park their 
vehicles close to their destination. Some possible 
locations to consider include the parks, schools, 
and both ends of the business district on York 
Road. (See Map 3.1 for existing bicycle parking.)

For most riders, bicycling is difficult on busy 
roadways without dedicated bicycle lanes. Often, 
directing cyclists to parallel routes that have less 
traffic is a way to provide safer bicycle routes. 
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However, as discussed in the road infrastructure 
section above, route connectivity is a challenge 
with few roads running straight through the 
borough. Improving network connectivity for 
bicyclists will increase the ease and practicality of 
using that mode. Bicycling route suggestions and 
safety tips publicized by the borough can help 
residents try out this healthy and inexpensive 
way of getting around.

DVRPC has calculated a bicycle “level of traffic 
stress (LTS)” for every roadway in the nine-
county area they serve.9 They used number 
of lanes, traffic speeds, and the presence or 
absence of some type of bicycling facility such 
as bike lanes to calculate a number from 1-4, 
where 1 is a low-stress condition, good for 
biking, and 4 is a high-stress condition for only 
the most confident and fearless of cyclists. There 
are many roads within neighborhoods that are 
low-stress for bicyclists. However, to get from 
one low-stress “island” of Hatboro to another, 
bicyclists must travel on a higher LTS road. 

9  From https://www.dvrpc.org/webmaps/BikeStress/

Montgomery County’s Bike MontCo Plan (2018)10 
takes this information from DVRPC and prioritizes 
certain roads throughout the county to receive 
improvements for bicyclists to connect lower stress 
roads. These designated bicycle routes may receive 
some type of bicycle improvement such as marked 
bicycle lanes on roadways, wider shoulders, signage, 
or shared roadway pavement markings (sharrows). 
Several Bike MontCo routes come through 
Hatboro, including a countywide priority route 
east-west through the borough on Horsham, York, 
and Byberry (see Map 3.5).

In some locations in Hatboro, bicycle routes may be 
improved for bicycles by striping bicycle lanes on the 
pavement. Jacksonville Road from E. Montgomery 
Avenue to just north of Meadowbrook Avenue is 
scheduled to be restriped by PennDOT to include 
bicycle lanes in 2019. Where bicycle lanes are not 
feasible, designated bicycling routes are commonly 
indicated by painting sharrows on the roadway. 
On roads that are already low-stress for bicycles, 
wayfinding signage for bicyclists can be used to 
indicate suggested travel routes. 

10  https://www.montcopa.org/2684/Bike-Montco

Sharrows indicate bicycle routes Example of bicycle lane from Abington Township
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Map 3.5: bike Montco netWork
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Transit
SEPTA
The Southeastern Pennsylvania Transportation 
Authority (SEPTA) provides fixed-route service 
to Hatboro via the 22 bus route (City Transit 
Division), and the Warminster Line Commuter 
Rail at Hatboro Station. SEPTA also provides 
a door-to-door on-call service for seniors and 
disabled passengers called CCT Connect.

Bus Service and Ridership
The 22 bus runs from Olney Transportation 
Center in Philadelphia through Hatboro to 
Warminster. Bus service is provided from roughly 
6:00 am to 1:00 am, seven days per week. 
There is one bus in each direction about every 
45 minutes.12 Approximately 80 people get on or 
off the 22 bus within the Hatboro borough limits 
each weekday. 

When examining the amenities for bus riders in 
Hatboro, the primary locations to consider are at 
the locations where riders wait for the bus. The 
three stops with the most boards (passengers 
getting on the bus) are all southbound, at York 
Rd. & Montgomery Ave; York. Rd. & Moreland 
Ave; and York Rd. & Byberry Rd. Approximately 

12  More frequent service is provided on the southern portion of the route from Olney Transportation 
Center to Willow Grove.

Providing safety signage reminding motor vehicle 
drivers that bicycles are permitted to travel in 
the roadway has been shown to improve safety 
for cyclists. Pennsylvania law requires giving 
bicycles four feet of clearance when passing, and 
bicycles are permitted by law to use the whole 
vehicle lane whenever they need to for safety.11 
Signage reminding drivers of the rights of 
bicyclists would be helpful in supporting bicyclists 
in Hatboro. 

BUILDING THE FUTURE

Goal: Improve the safety and 
convenience of bicycling in and through 
Hatboro and to area destinations.

Recommendation: Work with partners 
to make targeted bicycle improvements 
on roadways. Ensure that there are bicycle 
routes via trails and/or on-road bicycle 
infrastructure that allow bicycles access the 
business district, the train station, schools 
(including outside of the borough), and the 
Willow Grove YMCA. 

Strategy: Implement improvements 
recommended in the Bike MontCo Plan.

Strategy: Create and sign designated bicycle 
routes through town and to important 
destinations in town such as the train 
station.

Recommendation: Improve the 
convenience of bicycle riding through bike 
share and additional bike racks in Hatboro.

Strategy: Identify placement locations for 
new bicycle parking.

Strategy: Join Partnership TMA and 
implement their bike share program in 
Hatboro.

11  Under Pennsylvania law, bicycles must legally ride to the right of the roadway, unless it is 
unsafe for any reason. The cyclist may determine what is unsafe, but possible situations include 
unsafe surface conditions, avoiding the area adjacent to parked cars where doors open and 
close, avoiding any item in the roadway, or ensuring they do not get passed at too closely if 
lane width is not adequate for cars to safely pass bicycles.
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Map 3.6: transit routes
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Regional Rail Service and Ridership
Passenger Rail came to Hatboro when service 
began on the Reading Railroad’s New Hope 
Line through Hatboro in 1874. Passengers today 
are served by the Southeastern Pennsylvania 
Transportation Authority (SEPTA) on the 
Warminster Line. The end of the line in 
Warminster is one stop north of Hatboro. 
The current Hatboro station building was 
constructed in 1935.

Hatboro station serves approximately 515 
passengers per weekday.13 DVRPC counted 191 
vehicles in the station parking lots on a typical 
weekday in fall 2018. Of the cars parked at the 
station, DVRPC reports that 15 are registered 
to addresses within a half-mile of the station and 
63 are registered to addresses within one mile 
of the station. Passengers also travel to the train 
station by bicycle or on foot. DVRPC recently 
completed a Safe Routes to Transit study that 
provides detailed recommendations for the train 
station area.

SEPTA’S Capital Budget (2020)14 indicates that 
there is an overhaul planned for the Hatboro 
substation. “Work includes new transformers, 
trolley breakers, feeder breakers, substation 
switchgear and protective relaying.” This is 
estimated to be complete by 2022. Hatboro is 

13  500 boards and 530 leaves per day per SEPTA Annual Service Plan, FY 2020.

14  http://septa.org/strategic-plan/reports/fy-2020-cap-budget-2020-2031-program.pdf

50 people per weekday and 25 per weekend 
day wait at these three stops combined. There 
are benches at Montgomery and at Byberry, but 
there are no amenities for passengers waiting at 
Moreland Ave. There are no shelters at any stop 
in Hatboro.

BUILDING THE FUTURE

Goal: Preserve and enhance public 
transit service to Hatboro, including 
consideration of the stops and station 
where riders access transit service.

Recommendation: Improve the 
experience for bus riders. Evaluate the need 
for lighting, seating, and shelters at bus stops 
along York Road. Work with SEPTA to 
identify priority stops with the most riders, 
and focus improvements on those stops.

Strategy: Improve southbound bus stop at 
N. York Rd. and Moreland Ave. (in front of 
7-Eleven). Either move the stop to far side 
boarding (where there already is a bench), 
or work with 7-Eleven to reduce the width 
of their curb cut enough to install a bench 
where the stop is currently located.

Strategy: Advocate for improved headways 
on the 22 bus line of at minimum every  
30 minutes.
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Hatboro’s passenger rail station is located 
approximately 0.25 miles from the York Road 
business district. There are no direct lines of 
sight from the station to the stores, and the 
area immediately surrounding the train station is 
primarily residential. The addition of pedestrian-
oriented wayfinding signing and attractive 
streetscaping from the station to the business 
district would encourage regional rail riders to 
patronize the businesses in town. A few, limited 
businesses in, or adjacent to, the train station 
would also benefit station users and encourage 
economic development in the borough. 

BUILDING THE FUTURE

Recommendation: Create a 
“promenade” between the train station 
and downtown to make the pedestrian 
experience attractive and support an 
economic connection between the station 
and the York Road business district.

Strategy: Install attractive, pedestrian-
oriented wayfinding signage to and from the 
train station.

Strategy: Use street trees and landscaping 
to link the train station and the York Road 
business district.

Other Transit Providers
In addition to SEPTA service, Bux-Mont Taxi, 
Partnership TMA, and Hatboro-Horsham School 
district (school buses) provide other types of 
transit services in Hatboro. TransNet provides 
shared ride services to seniors, low-cost transit 
for people with disabilities, and other specialty 
transportation services.16

16  See https://www.suburbantransit.org/ for more information.

also on the list of stations to be modernized and 
made ADA accessible sometime between 2025 
and 2031. 

Due to the numerous at-grade crossings, SEPTA 
trains proceed at a very slow speed through 
town. SEPTA estimates an improvement of 3-4 
minutes could be achieved with improved signal 
timing through Hatboro.15 These improvements 
would be a collaborative effort between SEPTA 
and the borough. 

BUILDING THE FUTURE

Recommendation: Work with SEPTA 
to improve the experience for train riders 
including consideration of the station 
building and platform. 

Strategy: Maintain the train station as a 
valued historic building.

Strategy: Advocate for additional frequency 
on the Warminster line at a minimum of 30 
minutes.

Strategy: Implement recommendations of 
the Safe Routes to Transit Study.

15  Conversation with Bill Lawson, SEPTA Director of Rail Service Planning & Schedules, February 
21, 2018
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Motor Vehicle Travel
Personal Household Vehicles
Census data tells us that about 6 percent of 
Hatboro households do not have a vehicle 
available. This is similar to most comparison 
municipalities and indicates that most Hatboro 
residents have good vehicle access.17 
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Figure 3.1: HouseHoLDs WitH no veHicLes avaiLabLe

The amount of time someone spends 
commuting affects their quality of life. Hatboro 
residents commute about 28 minutes to work, 
close to the countywide commute time.

tabLe 3.1: Mean traveL tiMe to Work in Minutes

GEOGRAPHY COMMUTE TIME (MINUTES)

Hatboro 28.1

Ambler 26.0

Souderton 24.1

Horsham 27.8

Upper Moreland 27.1

Montgomery County 28.7

Source: U.S. Census Bureau, American Communities Survey, 2013-2017

Census data tells us that about 89 percent of 
Hatboro residents drive to work, either alone 
or in a private vehicle carpool. About 11 percent 
take transit, walk, bike, or work from home.

17  U.S. Census, American Communities Survey, 2012-2016.

Source: U.S. Census, American Communities Survey, 2013-2017
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tabLe 3.2: coMMute MoDe

GEOGRAPHY DRIVE OR CARPOOL TRANSIT, WALK, BIKE, WORK FROM HOME

Number Percent Number Percent

Hatboro 3,600 88.6 465 11.3

Ambler 2,947 85.7 491 14.2

Souderton 3,564 95.1 186 4.9

Horsham 12,841 87.4 1,861 12.6

Upper Moreland 11,451 89.9 1,283 10.1

Montgomery County 357,318 85.2 61,809 14.7

Source: U.S. Census, American Communities Survey, 2013-2017

Traff ic Counts
DVRPC uses traffic counters to estimate the 
number of cars that drive by a point in either 
direction every day. This Annual Average Daily 
Traffic (AADT) is available for certain roadway 
segments.18 These counts show daily traffic 
volumes on all arterial and collector streets 
and a few local roads in the borough. The 
largest volumes of traffic that were measured in 
Hatboro are along York Road and the southern 
end of Warminster Road, just outside of the 
borough line. Horsham Road, Byberry Road, 
and Warminster Road at Tanner Avenue have 
the next highest traffic counts, with Jacksonville 
Road next after those roadways. Higher AADT 
may mean traffic congestion and more chances 
for crashes.

Wayf inding
A coordinated wayfinding signage program 
helps to create a recognizable brand for the 
community and directs travelers to their 
destinations. 

Hatboro has an existing wayfinding signage 
program for drivers. Complimentary wayfinding 
for pedestrians and bicyclists would assist these 
travelers in reaching their destinations as well. 
An updated wayfinding signage plan and a new 
effort to coordinate signage with surrounding 
municipalities will be helpful in ensuring travelers 
can find their way safely and creating a positive 
and cohesive image for the community.

18  https://www.dvrpc.org/webmaps/trafficcounts/

BUILDING THE FUTURE

Recommendation: Ensure wayfinding 
signage effectively directs all travelers to 
their destination and to parking.

Strategy: Improve wayfinding signage that 
directs drivers to public parking lots.

Strategy: Regularly reevaluate and update 
wayfinding signage throughout the borough 
for pedestrians, drivers, and bicyclists.

Strategy: Coordinate with neighboring 
municipalities on a regional wayfinding 
signage program. 

A distinctive sign marks the location of the borough-owned 
commuter parking lot
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Map 3.7: traFFic counts 2013-2017
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TRANSPORTATION SAFETY
Crashes
Map 3.8 shows reportable crashes in Hatboro 
from 2014-2017. A reportable crash means that 
at least one of the following things is true:

 ▪ A vehicle must be towed from the scene  
(cannot be driven away under its own power)

 ▪ A person sustains any type of injury

 ▪ A fatality occurs

There are approximately 60 reportable crashes 
in Hatboro per year. Significant changes need 
to be made to the character of the roadways 
to improve safety and reduce the number of 
crashes.

PennDOT analyzes all reportable crashes in 
Pennsylvania, and has found that speed-related 
crashes result in the most fatalities and are the 
main source of crashes that involve driver error. 
There are many strategies to reduce crashes and 
improve safety for drivers and other road users, 
including narrowing lane width or reducing 
the number of lanes on the road. North York 
Road from Summit Avenue to James Road was 
reduced from four lanes to three in 2019 to 
improve safety on this segment. Crash rates 
before and after this change can be compared 
once adequate data becomes available to 
determine if this measure improved safety. A 
similar lane reduction may be appropriate on 
South York Road from Horsham Road to the 
southern borough line.

BUILDING THE FUTURE

Recommendation: Implement a lane 
reduction on the southern portion of York 
Road to improve safety for drivers and 
pedestrians. 

Strategy: Reduce four lanes to three where 
possible. Use the added space for improved 
pedestrian and bicycle facilities and 
stormwater management.

Traffic Calming

Slowing traff ic is one way to reduce crashes and 
slower travel also reduces the severity of crashes 
when they do occur. Traff ic calming is a term that 
encompasses various ways of slowing cars down. 
There are a wide variety of possible measures to 
take that can slow traff ic, including speed bumps 
(or speed cushions or tables), reducing lane width 
or making travel lanes appear narrower, using 
pavement markings or textures, or creating turns or 
curves such as chicanes or roundabouts. All of these 
and more are structural ways of encouraging drivers 
to pay attention and slow down. Different types of 
traff ic calming devices are appropriate for different 
types of streets. 

To improve safety for all modes, there are areas 
of the borough where traffic calming is needed. 
Slowing traffic in the business district also helps 
drivers to see their surroundings, and this added 
visibility can contribute to economic activity. 
To fully understand the locations where traffic 
calming is most needed and to choose the best 
types of roadway improvements, a full traffic 
study is recommended. A traffic study would 
thoroughly examine traffic patterns throughout 
the borough and provide clear information on 
types of issues that need to be addressed. 

As an example, survey results indicated that 
residents are concerned about pedestrian safety 
and speeding on Horsham Road. One low-cost 
traffic calming element that could be introduced 
is to paint edge lines on Horsham Road so that 
lanes are 10 feet wide, instead of the current 16 
or more feet from the center lines to the curb. 
Painting in edge lines on a wider cartway makes 
the lanes appear narrower and slows traffic 
from one to five miles per hour.19 Although 
reductions are not huge, slowing cars even a few 
miles per hour makes a road safer. 

19  Pennsylvania’s Traffic Calming Handbook, PennDOT Publication 383, July, 2012.



Transportation 123

Map 3.8: crasHes in Hatboro 2014-2017
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BUILDING THE FUTURE

Recommendation: Conduct a 
comprehensive traffic study to understand 
traffic patterns and problems, prioritize 
traffic calming locations and strategies, and 
implement projects.

Strategy: Implement changes and upgrades 
to traffic controls (stop signs, traffic lights) 
and signage as indicated by the traffic study.

Strategy: Implement traffic calming measures 
as indicated by the traffic study.

Strategy: Continue use of real time speed 
signs for traffic calming and data collection.

Many roadway improvements and traffic calming 
strategies can be first implemented as pilot 
projects. Temporary lane width reductions, 
curb bulb-outs, bike lanes, and other changes 
can be executed with paint, planters, and traffic 
barrels for a trial period. Temporary installations 
are typically less expensive than permanent 
installations. If the pilot of the change is 
successful, efforts can be made to get funding 
for more permanent elements. Temporary 
installations should be in place for several 
months in order to evaluate their impact. 

Complete streets are designed to consider the needs 
of all possible users of the street – cars, bicycles, and 
pedestrians – including children, the elderly,  
and those with mobility challenges. A Complete 
Streets policy requires that all possible users of 
a street should be considered every time work is 
done on a street. Where practical, modif ication 
to a street should be made to improve safety and 
accessibility for all possible users. Montgomery 
County has a Complete Streets policy that can be 
adopted by local municipalities. See: https://www.
montcopa.org/3277/Montgomery-County-Complete-
Streets-Polic 

BUILDING THE FUTURE

Recommendation: Consider all modes 
of travel and all possible users of a street 
in any major capital improvement project, 
utility work, or other times that roadways 
are disturbed.

Strategy: Work to create a “complete 
streets” mentality among residents, 
borough staff, and borough elected and 
appointed officials in any conversation about 
transportation. 

Strategy: Review and update design 
standards on a regular basis – review for 
best practices, consistency with municipal 
goals, comprehensiveness, etc.

Strategy: Use temporary installation of 
roadway changes to test effectiveness of 
new ideas and get feedback from roadway 
users.

Strategy: Regularly inventory all projects that 
might affect transportation infrastructure 
from a variety of parties. Publish a list 
and map of impacted transportation 
infrastructure with explanations of the work 
to be performed and anticipated timelines.20 
Promote through borough newsletter, 
website, social media, and community 
groups and organizations. Ensure 
information about pedestrian and bicycle 
access in construction areas is included.

Recommendation: Reduce roadway 
width as appropriate on local streets 
that do not carry large volumes of 
traffic. Incorporate space for stormwater 
management, pedestrian improvements, 
and/or public gathering where possible. 

(This recommendation is further addressed in 
the design section at the end of this chapter.)

20  Incorporate information from PennDOT’s road projects webmap: http://www.projects.
penndot.gov/projects/ConstructionMap.aspx 
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THE CHANGING 
TRANSPORTATION SYSTEM
Our transportation system is constantly evolving, 
changing the ways transportation infrastructure 
is used over time. To adapt to the needs of new 
transportation options, increases in deliveries, 
new types of vehicles, and more, Hatboro 
should monitor and respond to those changes. 

BUILDING THE FUTURE

Goal: Be aware of and adapt to/
prepare for/regulate as needed 
new, different, and innovative 
transportation technologies.

Autonomous and Electric Vehicles
Motor vehicle types have been evolving for 
years, including the development of fully electric 
vehicles that are charged with electricity, and 
smaller vehicles such as Smart Cars. With the 
development of cruise control and automatic 
distance control, many vehicles already have 
the beginnings of automation. Motor vehicles 
are gradually becoming more autonomous, 
and many vehicle manufacturers and other 
companies are working to get increasingly 
automated vehicles on the streets. Fully-
automated vehicles are predicted initially to 
be used for low-speed local trips including 
last mile connections to transit, household 
grocery delivery, last mile package delivery, 
and institutional uses, such as by retirement 
communities, military bases, and large office 
campuses. Some of these settings on private 
property already have autonomous vehicles in 
service.

The U.S. Department of Transportation 
(DOT) has a type of vehicle certification for 
a Neighborhood Electric Vehicle (NEV) that 
permits a 25 mile per hour maximum speed 
and does not require all of the safety features 
of a regular car. These vehicles will probably 
not look like our current cars, since they are 
designed to meet different standards and to 

operate in different types of situations. These 
changing types of vehicles may have different 
needs on the street. 

BUILDING THE FUTURE

Recommendation: Support electric 
vehicle technology and other new vehicle 
types as they currently exist and as they 
evolve in the future. 

Strategy: Consider installing one or more 
electric vehicle charging stations on borough 
property, with solar panels if feasible.

Connected Vehicles 
Connected vehicles are those that can 
communicate with each other and with 
surrounding transportation infrastructure. 
Future intersections may be able to send out 
signals to nearby vehicles with information about 
traffic light timing, the presence of pedestrians, 
and more. Cars may be able to maintain a safe 
distance from each other without cameras 
or sensors if they are all equipped with 
wireless technology that can judge distance. 
Implementation of connected vehicle technology 
will require the widespread deployment of small-
cell 5G antennas. These are already desired by 
many mobile technology companies. 

BUILDING THE FUTURE

Recommendation: Allow for the 
improvement of the 5G network with 
appropriate regulations for connected 
vehicles and mobile phones. 

Strategy: Plan for where in the right-of-way 
5G boxes are permitted and clarify the 
permitting process staying cognizant of 
current state law.
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Micromobility and Shared Transport 

Cities around the world have seen various 
types of shared transport for years, but car 
sharing and bike sharing have increased with 
the ease and prevalence of digital reservations 
and GPS locator systems. In addition, there is 
a rise in new types of transportation on some 
streets, such as kickboard scooters, electric 
scooters, Segways21, and electric bicycles. And, 
of course, some people still ride skateboards as 
transportation – another form of micromobility, 
or small, light transportation vehicles. Shared 
systems for some of these micromobility options 
are on the rise around the globe. Many new 
systems for bikes and other small vehicles are 
dockless, which means that the vehicles can be 
picked up and dropped off anywhere within the 
service area and the next rider can utilize the 
GPS system to locate them– they don’t need to 
be taken to specific docks or ports.  

BUILDING THE FUTURE

Recommendation: Work with 
companies offering such services to get a car 
share vehicle available in Hatboro.

Recommendation: Consider a trial 
of shared micromobility transport, with 
appropriate regulations and safeguards.

21  Segways are officially known in the Pennsylvania Vehicle Code as Electric Personal Assistive 
Mobility Devices or EPAMDs (Title 75 Part I)

E-hailing Companies (Network 
Transportation Companies)
Companies such as Uber, Lyft, and others 
are known as E-hailing, On-demand, For-
hire, or Network Transportation Companies 
(NTC). The convenience of this type of service 
improves mobility for those without personal 
vehicles and has other benefits, such as last 
mile transportation for transit users. When 
many e-hailing vehicles are operating in one 
location, there may be negative impacts such as 
increased traffic and insufficient curb space for 
pick-up and drop-offs. In the future, on-demand 
transportation may be driverless, creating an 
additional set of potential benefits and challenges. 

Freight and Delivery
Pennsylvania Northeastern Railroad uses 
SEPTA’s Warminster Line track for occasional 
freight service that goes right through Hatboro. 
Hew Hope & Ivyland Railroad owns the line 
outright north of Warminster.

E-commerce is increasing, and the trend towards 
more products being delivered to homes and 
businesses is likely to continue. Delivery companies 
are trying to deliver products faster, which means 
an increase in dispersed warehouse space, a trend 
already evident in Montgomery County. 

In addition, more delivery vehicles, including 
smaller road vehicles and drones, are likely in 
the future. Potential impacts of increasingly 
convenient delivery on brick and mortar stores 
need to be considered. Additional delivery 
vehicles on roads are already causing problems 
that will likely increase - wear and tear on 
roadways and blocking traffic when stopped for 
deliveries.

Issues such as noise and safety will need to be 
addressed in the future with drone delivery. 
Current FAA regulations require that small 
unmanned aerial systems weigh no more 
than 55 pounds and prohibit them from flying 
over people other than the operator. These 
regulations are anticipated to evolve in the future.

Electric skateboard on York Road
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Design: Intersection 
Improvements
There are a few intersections in Hatboro where there is a large amount 
of undefined asphalt. This creates confusion for drivers as to the correct 
location for several vehicles entering the intersection at the same time, 
and uncertainty as to where pedestrians should be walking. Improvements 
in these locations would have multiple benefits including the creation of 
public gathering space, improved stormwater management, and increased 
transportation safety. 

Intersection #1: Meadowbrook Avenue, Windsor Avenue, and 
Lancaster Avenue create an atypically configured intersection adjacent 
to Celano Park and Crooked Billet Elementary School. The intersection is 
confusing for vehicles, as several road segments terminate at irregular angles 
into a large area of asphalt. There are no lane markings indicating where 
vehicles are supposed to be.

Windsor, Lancaster, & Meadowbrook, current conditions 
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A possible improvement for this intersection involves creating a “T” 
intersection of Windsor Avenue into Lancaster Avenue, thus providing 
clarity for drivers about how the intersection operates. A large pedestrian 
bulb-out creates an extension of Celano Park with new stormwater 
management and public space. Crosswalks and sidewalks are included to 
improve pedestrian safety. 

Street view of possible design for Meadowbrook, Lancaster, and Windsor

Aerial view of possible street reconf iguration and new plaza
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Intersection #2: The vast offset 
intersection of Bonair Avenue, 
North Penn Street, and East 
Monument Avenue has a large 
amount of asphalt and no lane 
markings. Stop signs are present on 
all legs of the intersection, but no 
crosswalks or sidewalks are present. 
This intersection is only about 0.3 
miles to the train station, a very 
reasonable walk if sidewalks and 
crosswalks were present. 

Bonair, N. Penn, & East Monument: current conditions

Street view of possible design for Bonair, N. Penn, and E. Monument

A possible design is shown which 
adds sidewalks, green stormwater 
management infrastructure, 
crosswalks, and public gathering 
spaces. The total amount of asphalt 
is reduced with the addition of curb 
bulb-outs. 
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Intersection #3: Adjacent to Tanner Park, Springdale Avenue and 
Summit Avenue create a three-way intersection that becomes slightly 
off-set due to a gravel area adjacent to Aqua PA property. Sidewalks and 
crosswalks are not available leading up to this intersection, even though a 
neighborhood playground is located there. 

Springdale & Summit: current conditions 

Street view of possible design for Springdale and Summit.

A possible design includes sidewalks 
and crosswalks, as well as space 
for trees and plantings to help 
with stormwater management. 
Park users have safer access to this 
amenity and drivers no longer have 
to drive around a gravel area on 
Springdale Avenue. 



Transportation 131

Other types of intersections and road improvements: In addition 
to the examples above, similar types of projects should be considered in 
other locations. Green areas, public gathering space, pedestrian amenities, 
and safety improvements for drivers can be implemented in many places 
throughout the borough. One location that is not at an intersection is along 
York Road. 

North York Road: A lane reduction in 2019 created road shoulders 
that vary from 6-10 feet in width. Sidewalks are very narrow and blocked 
by electric utility poles in many locations along North York Road. The 
available shoulder width could allow future improvements for pedestrian. 
Below are design ideas for North York Road from Summit Avenue to James 
Road. Wider sidewalks are recommended along the entire east side of 
the roadway and in one section along the west side. Two possible gateway 
locations are shown; these could also function as pedestrian refuge islands. 
In addition to sidewalk improvements, space for additional plantings is 
shown, allowing for greening and stormwater improvements along the road. 

YORK ROAD SECTION - LOOKING SOUTH

Section Type B, Full Width of Road

Borough of Hatboro
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YORK ROAD:  SIDEWALK SECTIONS A, B, C

Borough of Hatboro

YORK ROAD:  SIDEWALK SECTIONS A, B, C

Borough of Hatboro
York Road: Sidewalk Sections A, B
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YORK ROAD:  SIDEWALK SECTIONS A, B, C

Borough of Hatboro

YORK ROAD:  SIDEWALK SECTIONS A, B, C

Borough of Hatboro

York Road: Sidewalk Sections B, C
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PRIORITY 1: ALL MODES SAFE & PRACTICAL
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure that all transportation modes (driving, walking, bicycling, transit) 
are safe and practical options for transportation within Hatboro and 
through it to surrounding destinations.

Recommendation Implement a lane reduction on the southern portion of York Road to 
improve safety for drivers and pedestrians. 

PennDOT, 
MCPC, ENG

0-3 years

Strategy Reduce four lanes to three where possible. Use the added space for 
improved pedestrian and bicycle facilities and stormwater management.

0-3 years

Recommendation Reduce roadway width as appropriate on local streets that do not carry 
large volumes of traffic. Incorporate space for stormwater management, 
pedestrian improvements, and/or public gathering where possible.

MCPC, ENG 3-5 years

Recommendation Work to ensure that all modes of travel, including walking and bicycling are 
seen as viable modes of transportation by Hatboro residents.

CGAO, MCPC, 
MCOPH, ULH, 
HRA, HCOC, 
Scouts, MSH, 
PTMA

0-3 years

Strategy Partner with community groups and organizations to provide outreach and 
education about the benefits of active transportation.

0-3 years

Recommendation Conduct a comprehensive traffic study to understand traffic patterns and 
problems, prioritize traffic calming locations and strategies, and implement 
projects.

PennDOT, 
HPWD, HPD, 
ENG, HPC, 
MCPC

3-5 years

Strategy Implement traffic calming measures as indicated by the traffic study. 5-10 years

Strategy Implement changes and upgrades to traffic controls (stop signs, traffic lights) 
and signage as indicated by the traffic study.

5-10 years

Strategy Continue use of real time speed signs for traffic calming and data collection. 0-3 years

Recommendation Consider all modes of travel and all possible users of a street in any major 
capital improvement project, utility work, or other times that roadways are 
disturbed.

HPWD, 
PennDOT, 
MCPC, PECO, 
UMHJSA, 
ENG, Aqua PA

0-3 years

Strategy Regularly inventory all projects that might affect transportation infrastructure 
from a variety of parties. Publish a list and map of impacted transportation 
infrastructure with explanations of the work to be performed and anticipated 
timelines. Promote through borough newsletter, website, social media, and 
community groups and organizations. Ensure information about pedestrian 
and bicycle access in construction areas is included.

0-3 years

Strategy Work to create a “complete streets” mentality among residents, borough 
staff, and borough elected and appointed officials in any conversation about 
transportation. Complete streets means consideration of the needs of all 
possible users of the street – cars, bicycles, and pedestrians – including 
children, the elderly, and those with mobility challenges. All users do not 
necessarily have to be accommodated on all streets, but all should be 
considered every time a street is considered or discussed.

3-5 years

GOALS, RECOMMENDATIONS, AND STRATEGIES FOR 
TRANSPORTATION

A table of partner acronyms can be found in the introduction on page 9.
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TYPE DESCRIPTION PARTNERS TIMELINE

Strategy Review and update design standards on a regular basis – review for best 
practices, consistency with municipal goals, comprehensiveness, etc.

3-5 years

Strategy Use temporary installation of roadway changes to test effectiveness of new 
ideas and get feedback from roadway users.

5-10 years

Strategy Work with PennDOT on regular assessments of traffic signal phasing, no turn 
on red signs, and pedestrian signal timing at intersections. 

ongoing

Recommendation Pursue grants and advocate with partner organizations to get funding for 
transportation projects in Hatboro.

DVRPC, 
MCPC, 
PennDOT

ongoing

Strategy Pursue transportation grants such as the Multimodal Transportation 
Fund, Transportation Alternatives, Congestion Mitigation and Air Quality 
Improvement, and County Transportation Fund to obtain funding to 
complete projects.

ongoing

Strategy Work with MCPC, DVRPC and other partners on creative ideas for funding 
transportation projects. 

ongoing

Recommendation Ensure wayfinding signage effectively directs all travelers to their destination 
and to parking.

HPWD, UMT, 
HT, Abington, 
Upper Dublin, 
WT

3-5 years

Strategy Improve wayfinding signage to direct drivers to public parking lots. 0-3 years

Strategy Regularly reevaluate and update wayfinding signage throughout the borough 
for pedestrians, drivers, and bicyclists.

ongoing

Strategy Coordinate with neighboring municipalities on a regional wayfinding signage 
program. 

5-10 years
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PRIORITY 2: PEDESTRIAN EXPERIENCE
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Improve the pedestrian experience so that walking increases in Hatboro 
and is seen by more residents as a desirable option for getting around.

Recommendation Add and improve crosswalks. PennDOT, 
HPWD, HPD, 
ENG, MCPC

ongoing

Strategy Evaluate pedestrian needs and prioritize areas for adding crosswalks. Install 
at least one crosswalk on York Road between Montgomery Avenue and 
Home Road, with appropriate pedestrian safety features such as curb bulb-
outs, pedestrian refuge islands, and/or rapid flashing beacons.

3-5 years

Strategy Implement curb bulb-outs at crosswalks where traffic volumes and speeds 
are high and/or the cartway is especially wide.

5-10 years

Strategy Use highly visible continental, zebra, or ladder style crosswalks on higher 
traffic roadways and in locations where crosswalks are commonly used by 
children.

0-3 years

Recommendation Add sidewalks. Evaluate the sidewalk gaps based on the following criteria and 
choose gaps to fill based on meeting multiple priorities. Create a plan and 
timeline to fill the sidewalk gaps. Evaluate based on

• Roadway traffic volumes and speeds
• Proximity to schools
• Proximity to train station
• Proximity to destinations (businesses, library, borough hall, etc.)
• Ability to close gaps
• Crashes on roadways

MCPC, DVRPC 3-5 years

Recommendation Improve existing sidewalks that are in poor condition. HCEO, 
Property 
Owners

5-10 years

Strategy Evaluate all sidewalks for ADA compliance. Focus improvements in areas with 
noncompliant sidewalks especially in areas that meet the criteria for priority 
sidewalk gaps.

0-3 years

Strategy Prioritize code enforcement of uneven or broken sidewalks. 3-5 years

Strategy Prioritize code enforcement of overgrown vegetation that blocks sidewalks. 5-10 years

Recommendation Encourage walking. HHSD, 
HSA, PTMA,  
MCOPH, 
DVRPC

ongoing

Strategy Implement a Safe Routes to School program to encourage walking to school. 5-10 years

Strategy Partner with other organizations for input into walking improvements that 
are needed; have a “walk audit” conducted for local schools. 

10+ years

Strategy Encourage and facilitate the creation of walking groups and clubs. 5-10 years

Recommendation Create pedestrian pathways at cul-de-sacs and dead ends that allow 
pedestrians through to other destinations.

ENG 10+ years

Recommendation Evaluate pedestrian scale lighting and improve as is warranted, especially 
along sidewalks and at crosswalks. 

ENG, MCPC, 
HPD, HPWD

10+ years

Recommendation When installing or redoing sidewalks, create a landscaped buffer of at least 
two feet in width if the road contains at least 5,000 AADT and/or the speed 
limit is 30 mph or higher.

ENG 10+ years
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PRIORITY 4: BICYCLING
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Improve the safety and convenience of bicycling in and through Hatboro and 
to area destinations.

  

Recommendation Create more trails and connect them to more destinations MCPC, BCPC, 
UMT, HT, 
WT, DVRPC, 
YMCA

ongoing

Strategy Create a loop trail throughout Hatboro. 10+ years

Strategy Work with other government entities to connect Hatboro to the regional 
trail system.

 10+ years

Strategy Create a pedestrian and bicycle connection from Hatboro to the new YMCA 
location in Upper Moreland Township.

10+ years

Recommendation Work with partners to make targeted bicycle improvements on roadways. 
Ensure that there are bicycle routes via trails and/or on-road bicycle 
infrastructure that allow bicycles access to the business district, train station, 
schools (including outside of the borough), and the Willow Grove YMCA. 

UMT, DVRPC, 
PennDOT, 
HPWD, 
MCPC, ENG

10+ years

Strategy Implement improvements recommended in the Bike MontCo Plan. 10+ years

Strategy Create and sign designated bicycle routes through town and to important 
destinations in town such as the train station.

 5-10 years

Recommendation Improve the convenience of bicycle riding through bike share and additional 
bike racks in Hatboro.

MCPC, ENG 5-10 years

Strategy Identify placement locations for new bicycle parking. 3-5 years

Strategy Join Partnership TMA and implement their bike share program in Hatboro. 0-3 years

PRIORITY 4: TRANSIT
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Preserve and enhance public transit service to Hatboro, including 
consideration of the stops and station where riders access transit service.

  

Recommendation Create a “promenade” between the train station and downtown to make 
the pedestrian experience attractive and support an economic connection 
between the station and the York Road business district.

MCPC 10+ years

Strategy Install attractive, pedestrian-oriented wayfinding signage to and from the 
train station.

 3-5 years

Strategy Use street trees and landscaping to link the train station and the York Road 
business district.

5-10 years

Recommendation Improve the experience for bus riders. Evaluate the need for lighting, seating, 
and shelters at bus stops along York Road. Work with SEPTA to identify 
priority stops with the most riders, and focus improvements on those stops.

SEPTA, 
7-Eleven, 
MCPC

ongoing

Strategy Improve southbound bus stop at N. York Rd. and Moreland Ave. (in front 
of 7-Eleven). Either move the stop to far side boarding (where there already 
is a bench), or work with 7-Eleven to reduce the width of their curb cut 
enough to install a bench where the stop is currently located.

3-5 years

Strategy Advocate for improved headways on the 22 bus line.  ongoing

Recommendation Work with SEPTA to improve the experience for train riders including 
consideration of the station building and platform. 

SEPTA, 
HPWD, 
CGAO, ESH, 
MCPC, DVRPC

5-10 years

Strategy Maintain the train station as a valued historic building.  ongoing

Strategy Implement recommendations of the Safe Routes to Transit Study. 10+ years

Strategy Advocate for additional frequency on the Warminster line at a minimum of 
30 minutes.

 ongoing
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PRIORITY 5: NEW TECHNOLOGIES
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Be aware of and adapt to/prepare for/regulate as needed new, different, 
and innovative transportation technologies.

  

Recommendation Work with companies offering such services to get a car share vehicle 
available in Hatboro.

Enterprise car 
share or other 
entity

3-5 years

Recommendation Support electric vehicle technology and other new vehicle types as they 
currently exist and as they evolve in the future. 

MCPC, 
HPWD, ENG, 
PennDOT

5-10 years

Strategy Consider installing one or more electric vehicle charging stations on borough 
property, with solar panels if feasible.

 5-10 years

Recommendation Allow for the improvement of the 5G network with appropriate regulations 
for connected vehicles and mobile phones. 

MCPC, HPC, 
HBS

3-5 years

Strategy Plan for where in the right-of-way 5G boxes are permitted and clarify the 
permitting process staying cognizant of current state law.

 3-5 years

Recommendation Consider a trial of shared micromobility transport, with appropriate 
regulations and safeguards.

Micromobility 
transport 
company

5-10 years
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Chapter 4:  
Environment and Utilities
The natural environment provides the framework for community character and the human expe-
rience in the borough. This chapter discusses land and water features, parks and open space, util-
ities, and waste disposal. Recommendations for improving sustainability and increasing resiliency 
are included, and design ideas for improving stormwater management are discussed at the end of 
this chapter. Background information and recommendations for these topics address these aspects 
of the vision for 2040:

Hatboro is a leader in protecting the 
natural environment. Best stormwater 
management practices are implemented 

throughout the borough.  Open space is 
protected, and municipal parks are a superb asset 
to the community. The borough’s government 
buildings are energy efficient and sustainable.

Hatboro demonstrates leadership and 
innovation, adapting to changing trends 
and new challenges in technology, 

employment, and retail with dynamic changes 
in approaches to problems. Hatboro is 
an inspiration throughout the region as a 
redevelopment success story and a center 
for creativity, problem solving, solid planning 
strategies, and innovative projects.

Hatboro’s government is a leader in 
communication and outreach, and 
regularly partners with surrounding 

municipalities, and other entities to Hatboro’s 
benefit. The borough provides top notch 
services and opportunities to residents, who 
view their government as transparent and 
accessible.

Hatboro Little League Fields.
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TERRESTRIAL FEATURES
Land features such as the underlying geology 
and soils, topography, slopes, and land cover – 
pervious or impervious – create the base for the 
built environment and our lived experiences. 

Geology and Soils
All of Hatboro is located over the Stockton 
Formation, a layer of sedimentary rock made 
up of sandstones, siltstone, and shale deposited 
over 200 million years ago. Groundwater yield 
is high and sinkholes are rare in the Stockton 
Formation. 

Soils naturally develop as local bedrock 
weathers, but they are also influenced by 
human activity, vegetation, and the activity of 
soil organisms. Soils differ in their color, mineral 
characteristics, fertility, texture, erodibility, and 
depth to bedrock and groundwater. Alluvial 
soils, deposited by flowing water, drain poorly 
and are prone to flooding. There are alluvial 
soils located along and under waterways 
in Hatboro. Soil structure is altered when 
development occurs. Other than the alluvial 
soils in Hatboro, most other soils are designated 
as “urban soils,” disturbed from their original 
composition.

Topography and Slopes
Most of Hatboro contains only gentle slopes, 
with only one area of more steeply sloping land 
close to Crooked Billet Elementary School (see 
Map 4.2). The area of steepest slope is already 
developed, but one of the intersections that was 
redesigned as part of this plan is located in that 
area (see Chapter 3: Transportation).  Reducing 
the impervious surface near steep slopes will 
help avoid erosion in the area.

The highest elevations in the borough are seen 
at the northeastern corner of Hatboro, in the 
neighborhood known as Tanner Farms. The 
highest point in Hatboro is approximately 310 
feet above sea level. Water drains from higher 
areas to lower during rainfall events, running 
across all of the land in between on the way.

Impervious cover
Hatboro has large amounts of impervious cover 
due to the levels of development in the borough. 
Adding trees, removing pavement, and finding 
ways to encourage stormwater retention on site 
such as with rain barrels, downspout planters, or 
green roofs will help counter the negative effects 
of impervious coverage. (See the design section 
at the end of this chapter for more information 
on green stormwater infrastructure that can help 
manage stormwater on site in impervious areas.)

Impacts of Impervious Surfaces on the Hydrologic Cycle
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Map 4.1: topograpHy anD steep sLopes
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Map 4.2: areas oF iMpervious surFace anD urban Heat isLanDs
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Impervious cover is any hard surface that does not 
allow water to seep directly into the ground at that 
spot. On undisturbed land, some inf iltration of 
stormwater typically occurs. But on an impervious 
surface, all of the rainwater has to go somewhere 
else – it runs off towards storm drains and 
waterways. This stormwater runoff takes with it all 
of the pollutants that are found on these impervious 
surfaces, including automotive f luids and salt. 
As water f lows over these impervious surfaces it 
increases in temperature. Warm water doesn’t hold 
as much dissolved oxygen and encourages nuisance 
algae growth. Large amounts of impervious surface 
increase water f lows into streams, thus increasing 
the chance of f looding and stream bank erosion. 

Urban heat island. Areas of impervious surface 
without any trees are called “urban heat islands” 
because they have a much higher temperature in 
the heat of summer. A well-shaded area in the same 
town as an “urban heat island” can be much cooler, 
decreasing the need for air conditioning and creating 
a much more pleasant environment. Shade trees 
make a big difference in the environment in the heat 
of summer.

Tree Cover
Trees provide many benefits to the borough 
including improving air quality, decreasing 
stormwater runoff, and countering the urban 
heat island effect. Trees have aesthetic benefits 
and serve as habitat for birds and other wildlife. 
Studies show that shopping districts lined with 
trees have better sales than those without street 
trees. Street trees can be planted in specialized 
tree trenches, allowing even more stormwater 
to infiltrate on site. (See design section at the 
end of this chapter.)

The largest concentrations of trees in Hatboro 
are located along the Pennypack Creek and the 
tributary to the creek. Since this wooded area 
is almost entirely in the floodplain, it is unlikely 
to see significant development. Preserving 
other wooded areas, such as behind Crooked 
Billet Elementary School and on a large parcel 
on York Road, should be a priority. The most 
valuable woodlands are clusters of mature 
trees that have grown up without significant 
disturbance. Old growth woods can be found in 
some of the groups of trees in Hatboro. 

Rainwater cannot inf iltrate on impervious surfaces like this parking lot for the Garner House Apartments.
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To protect remaining privately-owned natural 
areas in the borough, development regulations 
requiring conserving the majority of a parcel 
while developing the rest could be implemented. 
A developer would need to concentrate 
development on a portion of the site and leave 
the remainder undisturbed.

Tree cover is minimal along York Road, though 
there are street trees in the central business 
district. Other areas of Hatboro that are 
especially in need of additional tree cover 
include:

 ▪ Station Park

 ▪ Industrial areas 

 ▪ Victorian Village, Loller Academy, and the 
YMCA

Hatboro has a Shade Tree Commission 
established by ordinance and charged 
with advising the borough on matters 
of environmental impact including land 
development, park development, and downtown 
revitalization. In practice, the Shade Tree 
Commission conducts an annual inventory of 
street trees in the business district and advises 
the borough on issues related to tree cover in 
the borough. 

BUILDING THE FUTURE

Goal: Improve and preserve the 
tree canopy and preserve valuable 
unprotected open space for 
improvements to air quality and 
stormwater management. 

Recommendation: Partner with local 
organizations that provide street trees for 
free or at a very low cost. Plan to acquire 
trees for areas that need them.

Strategy: Encourage property owners to 
plant trees on their property to improve the 
tree canopy.

Recommendation: Support and expand 
the work of the existing Shade Tree 
Commission. 

Strategy: Form a tree tenders arm of the 
Shade Tree Commission to help take care of 
trees and educate property owners on tree 
care.

Strategy: Publicize the results of the Shade 
Tree Commission’s annual inventories 
through borough publicity channels.

Mature trees at the south end of Eaton Park. Trees provide shade for shoppers on York Road.
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Map 4.3: tree canopy anD riparian corriDor anaLysis
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Riparian Buffer
A riparian buffer is the forested or vegetated 
land areas adjacent to waterways. Trees and 
shrubs along streams help protect water quality 
and reduce flood peaks. Riparian buffers 
protect streams from erosion, reduce water 
temperature, and benefit the ecosystem in and 
around the stream. They have the added benefit 
of reducing habitat for geese while increasing 
habitat for birds and other wildlife.

Map 4.3 shows where riparian buffers of at least 
50 feet in width are located on one or both 
sides of a waterway. Many areas along Hatboro’s 
streams have inadequate or nonexistent riparian 
buffers. Although adding riparian buffers in 
some locations, such as along the railroad tracks, 
is nearly impossible, there are many areas that 
have room for improvement. These should be 
priority areas for planting native vegetation and 
for tree maintenance and protection. Hatboro 
plans to install riparian buffers in Eaton and 
Memorial Parks in the near future. 

BUILDING THE FUTURE

Recommendation: Prioritize protection 
of riparian corridors and wooded areas, 
especially old growth woodlands.

Strategy: Adopt a riparian corridor overlay 
ordinance to limit earth disturbance within 
the riparian corridor and encourage 
vegetation.

Strategy: Designate priority open space 
parcels for future municipal purchase.

Strategy: Implement a conservation or 
conservation subdivision ordinance and 
strengthen the tree preservation ordinance.

Recommendation: Improve riparian 
buffers along all waterways in Hatboro. 

Strategy: Identify and prioritize gaps in the 
riparian buffer on both public and private 
property. Create and implement a plan to 
repair and restore riparian buffers.

Strategy: Stabilize degraded stream banks in 
a sustainable manner.

Strategy: Plant native riparian plants.

Strategy: Include educational signage in 
projects so that the public understands the 
importance of the riparian corridor.

Strategy: Create a riparian maintenance 
strategy to ensure riparian buffers are 
properly maintained and are made primarily 
of native riparian plants.

Riparian area along the Pennypack Creek.
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WATER
Water is perhaps our most important natural 
resource since clean water is essential for all life. 
This section discusses surface water features, 
stormwater, household water, and wastewater. 
Waterways within Hatboro include the Pennypack 
Creek and Blair Mill Run - a major tributary of 
the Pennypack. There are also smaller waterways 
in several places throughout the borough. The 
National Wetlands Inventory identifies one area 
of wetlands in Hatboro at the back of Miller 
Meadow. (See Map 4.5.)There were likely other 
waterways and wetlands that previously existed 
in the borough that were drained or filled for 
development. 

All of the waterways in Hatboro are listed by 
the Pennsylvania Department of Environmental 
Protection as “impaired,” meaning they are 
polluted in some way. Urban runoff is a cause of 
siltation, or fine mineral particles in the water, for 
all of the waterways, but metals from industrial 
sources are also listed as a source of impairment 
for the branch of Blair Mill Run that goes through 
Celano Park and crosses York Road.1

1  PA Department of Environmental Protection 2016 Integrated Water Quality Report Map 

Watersheds
Watersheds represent the land area in a region 
that drains into a common water body. Hatboro 
is located in the Pennypack Creek watershed, 
which in turn is part of the Delaware River 
watershed. The actions of the borough affect 
downstream residents of the watershed, just 
as those upstream affect Hatboro. Proper 
management of the Pennypack Watershed 
reduces the risk of flooding and ensures that the 
water remains clean. This requires coordination 
with other municipalities who share the same 
watershed. 

BUILDING THE FUTURE

Recommendation: Seek multi-municipal 
collaboration and funding on stormwater 
management projects, especially with Upper 
Moreland Township.

Viewer: http://www.depgis.state.pa.us/integratedreport/index.html

Pennypack Creek near Pennypack Elementary School.
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Map 4.4: WaTerShedS
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Floodplains
Floodplain areas are designated by the Federal 
Emergency Management Agency (FEMA), and 
were most recently remapped in 2016. As defined 
by FEMA, land in the 100-year floodplain has a 
one percent chance of flooding each year. Land in 
the 500-year floodplain has a 0.2 percent chance 
of flooding each year. These flooding rates are 

based on past flood rates; a higher frequency 
of severe storms means that “100-year storms” 
occur much more often than they used to.

Buildings in the floodplain are at risk, and if 
roads in the floodplain become impassible, 
some residents may be cut off from access 
to emergency services. Strongly discouraging 
any future development from occurring in the 
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floodplain will help with the borough’s efforts to 
combat flooding problems.2

BUILDING THE FUTURE

Recommendation: Reduce the potential for 
development in the floodplain. 

Strategy: Strengthen the floodplain ordinance 
to allow development in the floodplain only by 
special exception or conditional use.

Strategy: Acquire property in the floodplain for 
open space.

Recommendation: Identify and provide 
information on flood-proofing to property 
owners in or near flood plains.

Strategy: Where applicable, ensure property 
owners have information about FEMA buyout 
programs.

Recommendation: Reduce the risk of 
flash flooding by reducing debris dams along 
tributaries and swales.

Strategy: Educate the public about the hazards 
of disposing debris into a tributary or swale 
through public meetings, newsletter articles and 
social media.

The county map (4.6) from 2017 shows the 
number of structures in the 100-year floodplain 
throughout the county. Hatboro is a hotspot, with 
many structures located in floodplain areas. 

Stormwater
Stormwater systems were initially designed to 
convey water quickly away from developed areas 
through pipes into streams. It is now understood 
that it is better for some water to infiltrate on site 
so that streams do not overflow their banks. The 
goal of stormwater management today is to restore 
the flow of water to pre-development conditions 
as much as possible. The existing storm drains in 
Hatboro are located only in selected corridors 
where streets are curbed and drains have been 

2  Montgomery County has developed a model ordinance that can be referenced to strengthen Hatboro’s 
existing floodplain ordinance.

installed. In other areas, stormwater flows 
freely through the streets and through private 
property.

Hatboro has a Municipal Separate Storm Sewer 
System (MS4) permit with the Pennsylvania 
Department of Environmental Protection (DEP) 
to discharge stormwater into waterways from 
storm sewer pipes. To reduce pollution and 
improve stream health, DEP requires a reduction 
in the amount of sediment that goes directly into 
streams over time. Hatboro has to find ways to 
reduce sediment in stormwater, and to reduce 
the volume of stormwater discharged to comply 
with DEP regulations.

Many residents and public officials in Hatboro 
have concerns about stormwater management 
because roads and private property flood 
during large rain events. Improving stormwater 
management in Hatboro is a large and difficult 
project, but an important one for the health 
and safety of its residents and its infrastructure. 
Ideally, stormwater management should become 
an integral part of the thought process for 
any infrastructure project in Hatboro. Routine 
inspection of waterways and culverts to remove 
any impediments and manage sediment and 
erosion will keep waterways moving during a 
rainstorm. In addition to the recommendations 
here, design ideas for stormwater management 
are presented at the end of this chapter.

Celano Park during a rainstorm.
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Map 4.5: FLooDpLains, WetLanDs, anD buiLDings anD roaDs LocateD in FLooDpLains
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Map 4.6: buiLDings in tHe 100-year FLooDpLain in MontgoMery county

BUILDING THE FUTURE

Goal: Improve stormwater management throughout the borough, 
incorporating best management practices, especially green stormwater 
infrastructure (GSI), as a means of MS4 compliance. Stormwater 
management improvements should occur both on public and private 
property with new projects and good maintenance of existing infrastructure.

Recommendation: Identify opportunities for the installation of stormwater 
management projects to improve local infiltration and reduce runoff and  
contaminant load.

Recommendation: Educate borough staff, officials, and residents on  
stormwater management. 

Strategy: Ensure public works staff (especially) has time to do professional 
development on this and other important topics.

Strategy: Share informational videos and invite live presenters to the borough.

Strategy: Publish educational stormwater management articles in the Hatboro 
newsletter and on social media.

Recommendation: Keep the borough inventory of stormwater management 
facilities up to date. Create and follow a maintenance plan to keep all stormwater 
improvements functioning properly.

Strategy: Inspect outfalls and sample dry weather flow for illicit discharges.

Recommendation: Ensure the borough storm sewershed map is accurate and up 
to date.

Structures within the Regulatory Floodplain
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Map 4.7: storM Drains anD storM seWers
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To recoup costs for stormwater management 
from private property owners, municipalities 
in Pennsylvania are now authorized to charge 
a stormwater fee for impervious surface 
on private property. Since the borough is 
responsible for handling the runoff, a fee of this 
sort is seen by some as a fair way of recouping 
costs based on runoff generated, rather than 
using general tax revenue. Hatboro can consider 
introducing such a fee, along with ways that 
property owners can reduce the amount they 
pay such as credits for rain barrels, rain gardens, 
or downspout planters on site.3 

Parking lots cause significant stormwater 
problems, since they are large areas of paved 
surface, sometimes without any planting or 
infiltration available. Encouraging owners of 
parking lots to find ways to infiltrate more 
stormwater on site can have a sizeable impact 
on the amount of runoff generated. Many of the 
design techniques at the end of this chapter are 
applicable in parking lots, and can turn a parking 
lot from an environmental problem to an asset. 

3 West Chester Borough has recently implemented a Stormwater Fee and has many documents 
available on their website that explain their system, including: https://west-chester.com/
DocumentCenter/View/5397/SPFOverview_222017?bidId=. 

BUILDING THE FUTURE

Recommendation: Encourage green 
parking lots through education and 
ordinance revisions.

Recommendation: Evaluate the 
possibility of implementing a stormwater fee 
or credit for property owners.

Strategy: Consider a stormwater 
management fee based on the amount of 
impervious surface on each parcel.

Strategy: Consider credits, awards, or 
recognition for mitigation measures such as 
rain barrels, green roofs, and rain gardens.

Storm Sewer outfall in Eaton Park

Public Water Supply
Hatboro receives its drinking water from Aqua 
PA. Aqua PA obtains its water from a number of 
sources, including five “Hatboro Wells.” Since 
Aqua PA does not release the exact location of 
its facilities for security reasons, we do not know 
if these wells are all located within the municipal 
boundaries.4 Water distributed in Hatboro is 
taken from surface water intakes and many wells 
inside and outside of Hatboro to a treatment 
facility before it is circulated to public water 
customers in Hatboro. 

Wastewater
The borough is completely served by public 
sewers, with waste treated by the Terwood 
Road Wastewater Treatment Plant. All sewer 
lines within the borough operate by gravity so 
there are no pump stations to maintain. The 
Upper Moreland Hatboro Joint Sewer Authority 
(UMHJSA) was formed in the 1950s, and has an 
excess capacity of over one million gallons per 
day. This will allow infill development and new 
development to be easily served by the existing 
wastewater system. 

4  http://www.waterfacts.com/monitoring/montgomery-county/hatboro-township/
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PARKS, RECREATION, AND 
OPEN SPACE
The Borough of Hatboro owns five park 
areas within the borough limits and one park 
in Horsham Township. Hatboro-Horsham 
School District’s two properties and the public 
library create more public open space. Several 
privately owned areas contribute to the open 
space tally in the borough, though not all of 
them are accessible to the public. A detailed 
Parks, Recreation, and Open Space Plan is being 
created concurrently with this plan that goes 
into specific recommendations for each park. 
This plan is an overview of the park system and 
includes some general recommendations for 
improvements. This section also addresses issues 
with plants and animals both inside and outside 
of Hatboro’s public parks. 

tabLe 4.1: parks anD open spaces

NAME LOCATION SIZE 
(ACRES) OWNERSHIP COMFORT 

AMENITIES
RECREATION 
AMENITIES OPEN/NATURAL AREAS

Full Public Access

Celano Park Meadowbrook 
Avenue

2.4 Hatboro n/a Walking path Lawn areas, some 
trees, waterway

Eaton Park West Moreland 
Avenue

9.7 Hatboro Benches, 
parking lot, 
picnic pavilion

Basketball 
courts, paved 
walking path

Lawn areas, small 
flower garden, some 
trees, waterway

Hatboro Memorial 
Park and Swimming 
Pool

330 West 
Moreland Avenue

9.0 Hatboro Benches, 
pedestrian 
bridge, two 
parking areas

Pool, ball field, 
playgrounds

Lawn, some trees, 
waterways

Miller Meadow South York Road 8.1 Hatboro Benches n/a Mowed grass, woods, 
creek, wetlands

Tanner Park Jefferson Avenue 1.8 Hatboro Benches, 
bicycle parking

Playground, 
basketball 
court, baseball 
backstop, 
walking path

Lawn area

Hatboro Little 
League Fields

Blair Mill Road 
(Horsham 
Township)

15.9 Hatboro Restrooms, 
pavilion, picnic 
area

Ball fields Waterway

Hatboro Station 
Townhomes

380 South 
Warminster Road

4.5 Private n/a Dog park, 
walking trail

Naturalized 
stormwater basin

Library Open Space 243 South York 
Road

1 Union Library Picnic tables, 
benches, 
bicycle 
parking, 
parking

n/a Lawn area

Celano Park.
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NAME LOCATION SIZE 
(ACRES) OWNERSHIP COMFORT 

AMENITIES
RECREATION 
AMENITIES OPEN/NATURAL AREAS

Some Public Access

Crooked Billet 
Elementary School

101 Meadowbrook 
Avenue

13.7 HHSD Parking Playground, 
walking path, 
pedestrian 
bridge

Lawn areas, woods, 
waterway

Hatboro Cemetery 36 Fulmor Avenue 21 Private n/a Walking paths Large trees

Pennypack 
Elementary School

130 Spring Avenue 9.5 HHSD Parking Playground, 
walking path

Lawn, woods, creek

YMCA Camp 
Property

445 South York 
Road

2.6 YMCA n/a Sand volleyball 
court

Wetlands, woods, 
creek, historic 
buildings

No Public Access – Environmental benefits such as stormwater management, riparian habitat, wetlands, and tree cover are positive 
for the borough, even without access to the property.

Renaissance Trust 
Property

500 South 
Warminster Road

9.3 Private n/a n/a Wetlands, woods, 
creek

Stonybrook 
Condominiums

333 North York 
Road

6 Private n/a n/a Woods, waterway

9 Mill 9 Mill Road 5.3 Private n/a n/a Wetlands, woods, 
creek

The Woodwinds 410 North York 
Road

4.7 Private n/a n/a Woods, waterway

Wynfair 
Apartments

350 North York 
Road

3.7 Private n/a n/a Woods, waterway

560 York 560 North York 
Road

2.9 Private n/a n/a Woods

Livingstone 
Apartments

240 East County 
Line Road

2.8 Private n/a n/a Woods, waterway

15 Mill 15 East Mill Road 1.5 Private n/a n/a Wetlands, woods, 
creek

197 Mill 197 East Mill Road 1.5 Private n/a n/a Wetlands, woods, 
creek

Cobblestone Circle Cobblestone Circle 1.4 Private n/a n/a Trees, waterway, lawn

Hatboro Memorial Swimming Pool.

parks anD open spaces continueD

Tanner Park.
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Map 4.8: parks anD open spaces
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The borough has a recreational land 
requirement for development. For 
every new housing unit, the developer 
must provide 1,100 square feet of 
recreational land within the property, 
or pay a fee to the borough in lieu 
of providing that land. Monies paid 
to the borough for this purpose may 
only be used to improve existing 
parks or acquire new park lands. This 
requirement helps Hatboro to improve 
and maintain parks for the residents. 

Hatboro’s parks are currently 
managed by borough staff and a 
subcommittee of Borough Council. 
The establishment of a separate 
appointed Parks and Recreation 
Board that had a monthly meeting 
independent of Council could increase 
the profile of parks in the borough 
and allow more opportunities for the 
public to provide input into borough-
owned spaces. 

Hatboro has a good system of parks and 
open space, but public outreach for this 
plan indicates that the public parks are 
underutilized. Targeted improvements 
designed to draw more visitors to parks 
and increasing information available about 
parks will increase park usage over time. 

BUILDING THE FUTURE

Goal: Improve and maintain park spaces for  
public use. 

Recommendation: Create an appointed Parks and 
Recreation Board that meets monthly and advises staff and 
council on park improvements, programming, regulations, 
and land acquisition and management. 

Recommendation: Enhance the usability and accessibility 
of existing open space resources through improved 
programming and other outreach.

Strategy: Create uniform signage to be installed at all public 
parks and public open space locations.

Strategy: Develop a “Parks Guide” to distribute to all residents 
to increase awareness of park locations and amenities, as well 
as to inform residents of volunteer opportunities, park clean up 
days, and other scheduled park events.

Strategy: Task the Parks and Recreation Board to develop 
new, engaging events to attract residents to the parks. 

Recommendation: Create and maintain an organized 
schedule of planned capital improvements to parks and 
work towards that in a coordinated way over time. 

Strategy: Follow recommendations in the borough’s Parks 
Recreation, and Open Space Plan and update that plan on a 
regular basis.

Strategy: Regularly reach out for public input into what is 
desired in parks and open space.

Strategy: Raise funds for capital improvements by allowing 
the public to purchase dedications of benches, bricks, etc.

Recommendation: Continue to maintain the natural 
resources and amenities in borough parks.

Strategy: Create a program where a “friends” group or 
other community groups or local businesses adopt each 
park. Businesses or community groups that contribute 
funding or volunteer hours to maintain a park may have a 
sign in the park that promotes their organization.

Strategy: Create a maintenance task list with monthly and 
yearly goals for each park. Distribute tasks between public 
works and adoptee groups.

(See also the trails section in the Transportation Chapter.)

Pennypack Creek alongside Miller Meadow.
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Wildlife and Plant Species
Hatboro has large populations of Northern 
White-tailed Deer and Canada Geese, animals 
that can be nuisances and cause environmental 
problems. Land use and development patterns 
have encouraged their populations and there 
is a lack of predators that would control their 
populations naturally. 

Negative impacts of geese include degraded 
water quality due to goose droppings washing 
into waterways when it rains. The organic 
material, nutrients, and pathogens are 
detrimental additions to the stream and can 
pose a health risk for people. Geese are also 
a nuisance in parks and along trails. Goose 
droppings reduce enjoyment of open space 
by people and geese can be aggressive and 
territorial towards park users, especially when 
incubating eggs. Managing habitats in ways that 
discourage geese can help limit their numbers. 
Geese prefer access to waterways with short 
grass; restoring riparian buffers will help 
discourage geese.

White-tailed deer consume significant vegetation, 
and may have substantial impacts to landscaping 
on private or public lands. In addition, deer 
feeding in a woodland area can prevent adequate 
regeneration of the forest and reduce certain 
tree and shrub species over time. The long-term 
impacts to woodlands in Eastern Pennsylvania 
from deer browsing are quite serious; native 
forests are not able to continue their natural 
cycle of growing and maturing. In addition to the 
impacts to vegetation, deer crossing roadways, 
especially at night, can result in vehicular 
accidents. And, like geese, deer droppings will 
degrade water quality of receiving streams. 

Other native species such as opossums, foxes, 
and bats can have benefits for the borough and 
should be encouraged. Opossums eat ticks, bats 
eat mosquitoes, and foxes eat mice and rats. 
Encouraging these species, to an appropriate 
extent, can have major benefits for the residents 
of Hatboro. 

Geese enjoy low mown grasses in Eaton Park.
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BUILDING THE FUTURE

Goal: Assess wildlife and plant 
populations to protect appropriate 
species, manage overpopulation 
and invasive species, and respond 
appropriately to the threat of disease 
or damage.

Recommendation: Monitor the impacts 
and needs of native wildlife. Address 
their needs and mitigate their impacts as 
indicated.

Strategy: Actively maintain native wildlife 
species in a sustainable manner through 
selective reduction of over-abundant species 
and encouragement of threatened species. 

Some problematic insect species can be found 
in Hatboro, and their spread can be impacted 
greatly by measures taken by private individuals. 
Mosquitoes are tested for West Nile Virus by 
the Montgomery County Office of Public Health 
(OPH), and OPH will spray an area if West Nile 
is found. Educating the public about mosquito 
control tactics such as eliminating standing water 
can help reduce the nuisance of mosquitos and 
the spread of disease. Education about ticks 
is also helpful for the public, such as that mice 
carry ticks and that people and pets can and 
do get bitten by ticks right in their back yard. 
Sharing information that encourages people to 
use insect repellent and check themselves and 
their pets for ticks will help keep residents safe 
from tick bites and tick-borne illnesses.

Invasive species that harm trees in the borough 
are also appearing. Educating the public about 
the Spotted Lanternfly and the Emerald 
Ash Borer can help authorities with control 
measures and save trees in the borough.

BUILDING THE FUTURE

Recommendation: Monitor and mitigate 
public health impacts of wildlife that may 
carry diseases such as Lyme Disease or 
West Nile Virus.

Strategy: Educate the public about standing 
water and mosquito breeding. Remove 
standing water from borough property.

Strategy: Share information about tick 
species and preventing tick bites.

Recommendation: Respond proactively 
to invasive insect species such as the spotted 
lanternfly, emerald ash borer, and others.

Strategy: Encourage businesses that 
use vehicles to take the PA Dept. of 
Agriculture’s online training on not 
transporting the spotted lanternfly and 
receive a permit for vehicles.  

Native plants are well-adapted for local soil and 
water conditions than invasive plant species, and 
typically function better at retaining and filtering 
stormwater in local conditions. Invasive plant 
species can crowd out valuable native species 
which negatively affects populations of beneficial 
insects such as bees and butterflies. Planting 
with native plants should be the policy of the 
borough on its own property, and ordinances 
should require that new development use native 
species in the landscaping.

Example of native pollinator garden.
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BUILDING THE FUTURE

Recommendation: Remove invasive plant 
species on a systematic basis throughout 
publicly owned property.

Strategy: Organize volunteer days for 
invasive removal in collaboration with parks 
adoptee groups.

Strategy: Offer opportunities for public 
works employees to learn to identify plant 
species and encourage them to conduct 
invasive removal as part of ongoing 
maintenance.

Recommendation: Promote good 
landscaping practices that support beneficial 
native species and are appropriate for the 
environmental conditions in Hatboro. 

Strategy: Regularly update the landscaping 
requirements in the Subdivision and Land 
Development Ordinance to ensure best 
practices.

Strategy: Educate and encourage residents to 
plant native species.

Strategy: Use information from the 
Pennsylvania Pollinator Protection Plan (P4) 
to inform local practices.

Wildlife such as birds, some reptiles, and 
nocturnal animals, can get confused by too much 
artificial light at night. Humans also can have 
their natural circadian rhythms disrupted when 
it is too bright out at night time. Implementing 
a “dark sky”5 ordinance has benefits for the 
environment, wildlife, and the community. 

BUILDING THE FUTURE

Recommendation: Implement a “dark 
sky” ordinance to reduce light pollution.

5  https://www.darksky.org/

Suburban Homesteading
Agricultural practices such as keeping bees or 
chickens have been gaining popularity within 
Montgomery County for the last decade. 
Many residents have the space to care for a 
limited number of animals, such as chickens, 
without harming local character and their 
near neighbors. The popular practices of 
keeping chickens and bees and the practices of 
composting or intensive gardening on residential 
property have benefits such as better ecological 
health, ease the cost of living for those who 
produce their own food, and improved 
stormwater management.

BUILDING THE FUTURE

Recommendation: Allow and regulate 
the keeping of bees, chickens, and other 
appropriate species.

Recommendation: Support and promote 
existing community gardens in the borough.
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UTILITIES AND SERVICES
Hatboro has good utility coverage; sewer, electric, 
and gas service and clean drinking water are 
available throughout the borough. Several utilities 
have already been discussed elsewhere in this 
chapter or plan, and other are discussed here.

Solid Waste
Hatboro’s Public Works Department collects 
trash, recycling, and yard waste curbside. In 
addition, bulk items and electronics are collected 
twice per month with a special permit that is 
purchased prior to collection. Hatboro provides 
information on all of their disposal services on 
the borough website, as well as information 
about the hazardous waste and tire collection 
events provided by Montgomery County. 

Hatboro is divided into four zones for waste 
collection, with trash and yard waste collected 
twice per week and recycling once per week. 
Trash sitting out in the York Road business district 
has been mentioned by residents as a nuisance. 

Collected yard waste is turned into mulch at 
Upper Moreland Township’s composting site 
and then provided to Hatboro residents free of 
charge in the northern parking lot of Memorial 
Park (via the entrance off of West Monument 
Avenue). Residents must load and transport the 
mulch themselves from the park to their homes. 

Hatboro incurs costs in tipping fees for all of the 
materials they collect; trash is the most expensive 
material to dispose of. Reducing waste generated 
has environmental and financial benefits for the 

Sidewalks are more inviting for pedestrians when they do not 
have trash and recycling out for collection.

Hatboro’s recycling mascot, Recycling Bindy, has her place in 
Borough Hall.
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Map 4.9: trasH, recycLing, anD yarD Waste coLLection scHeDuLe
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borough. Diverting the proper materials to 
recycling or yard waste collections also aids the 
borough’s finances and is more sustainable for 
the environment. 

Hatboro does not offer curbside collection 
of food compost; neither does any other 
municipality in Montgomery County. However, 
food waste is the most common substance found 
in the trash in southeastern Pennsylvania (by 
weight),6 and reducing the amount of food waste 
in trash would reduce costs for borough trash 
disposal and provide environmental benefits. 

There are many types of enclosed backyard 
composters now available that can provide 
effective, nuisance free composting for residents. 
The borough could consider subsidizing the cost 
of backyard composters to encourage residents 
to try them. A community compost drop-off or 
a partnership with a private company that does 
compost collection for a fee are other options 
to encourage composting of food waste.

6  PA Department of Environmental Protection, “Statewide Waste Composition Study,” 2003.

BUILDING THE FUTURE

Goal: Reduce the amount of materials 
going into the waste stream and 
improve diversion rates through 
recycling, composting, shifting to 
reusable products, and reducing 
consumption.

Recommendation: Ensure recycling is 
available in public locations.

Strategy: Install recycling bins adjacent to all 
trash cans locations in all borough buildings, 
public parks, and along the street right-of-
way where there is room in the sidewalk 
area to maintain a five-foot clear width.

Recommendation: Conduct education 
on waste reduction.

Strategy: Leverage partnerships to 
encourage reducing and reusing, such as the 
distribution of reusable shopping bags.

Strategy: Provide information on borough 
publicity channels about waste reduction.

Recommendation: Continue to conduct 
outreach and education on recycling, 
including the proper recycling disposal of 
e-waste and hazardous waste.

Strategy: Check trash and recycling 
containers two times per year and leave 
notes stating if materials put out for 
recycling are correct or not.

Strategy: Provide information on borough 
publicity channels about recycling.
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BUILDING THE FUTURE

Recommendation: Encourage diversion 
of food waste from the trash stream.

Strategy: Allow and encourage composting 
on private properties by ensuring ordinances 
are supportive, educating residents, and 
providing no- or low-cost composting bins.

Strategy: Work with UMHJSA to see if they 
can improve their methods for processing 
food waste, such as with a biogas digester.

Strategy: Do a trial partnership with a 
compost collection company and evaluate 
for cost savings through a reduction in 
tipping fees.

Recommendation: Consider 
implementing a municipal purchasing policy 
that considers the impacts (manufacturing, 
shipping, disposal) of products purchased.

Energy
Electric and natural gas service in Hatboro is 
delivered by PECO. Residents and business can 
choose an alternative supplier for electric and/or 
gas service, though it will still be delivered through 
PECO. According to the Pennsylvania Public 
Utility Commission (PUC), there are 139 electric 
suppliers that offer service to zip code 19040. Of 
these, 46 are renewable energy providers.7

7  The list of energy providers serving Hatboro can be found at the PUC website: http://www.puc.
state.pa.us/

Internet Service
Hatboro is well served by internet providers. 
Residents and business can use several different 
providers to access the internet via cable, fiber, 
or DSL. Information from geoISP, a compiler 
of data on internet service, indicates that that 
Hatboro has better broadband internet service 
availability than average in the country.8

Free WiFi hotspots can be a great amenity for 
residents and visitors, especially those who 
do not subscribe to wireless service at home. 
Looking for opportunities to expand this service 
in new ways as technology evolves will help 
Hatboro be at the forefront of technology 
amenities for their residents. 

BUILDING THE FUTURE

Recommendation: Support increased 
public access to wireless internet. Evaluate 
new opportunities to provide this access as 
technology evolves and changes.

8  www.geoisp.com
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ENVIRONMENTAL  
HAZARDS
Hatboro has two possible pollution-related 
hazard issues that should be addressed on an 
ongoing basis. Other possible hazards are in 
the area, and the borough should be prepared 
to collaborate with other entities to provide 
information on hazards as needed.

PFOA/PFOS Contamination
Some of the groundwater in the region 
around Hatboro has been contaminated 
by Perfluorooctanoic acid (PFOA) and 
Perfluorooctane Sulfonate (PFOS) from the 
Willow Grove Naval Air Base (Horsham) and 
the Johnsonville Naval Air Base (Warminster). 
Aqua PA is aware of concerns about these 
contaminants in the public water. They test 
frequently for these contaminants (and many 
others) in the water they provide to customers. 
Levels of PFOA and PFOS from each of the wells 
in Hatboro can be seen on their website, and 
are below the Federal Environmental Protection 
Agency’s (EPA) health advisory level.9 However, 

9  http://www.waterfacts.com/monitoring/

new studies show that the EPA’s current limit 
may be inadequate, and research is ongoing 
into appropriate limits for these contaminants. 
Testing is being conducted by state agencies 
and blood testing of area residents has been 
conducted to determine if levels of these 
substances have entered the blood stream 
at unsafe levels. Hatboro should continue to 
monitor the issue and partner with surrounding 
municipalities in demanding that research 
continue and limits of contaminants updated to 
keep the population safe. 

Raymark Superfund Site
A metal manufacturer at 220 Jacksonville Road 
has undergone cleanup and monitoring from the 
EPA due to contamination with trichloroethene 
(TCE). The property began in 1948 as Milford 
Rivet & Machine Company. It later became 
Penn Fasteners and is now C&L Rivet Company. 
Use of TCE at this location ceased in 1980, and 
cleanup began shortly after that. Air stripping, 
the removal of contaminants from water by 
evaporating them into the air, is ongoing at the 
site. The EPA conducts a review of the process 
every five years. 

C&L Rivet Company Building and the contamination site behind the building.
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In 2013, the EPA began investigating Vapor 
Intrusion of contaminants into nearby homes 
by testing the air in basements. They have not 
found dangerous levels of contaminants. 

The site has a geosynthetic material cap in the 
main area where TCE was used, behind the 
building. If this site were ever to be converted 
into a residential use, vapor barriers and other 
protections would need to installed to comply 
with EPA regulations. Any future use of this site 
requires maintenance of the EPA’s institutional 
controls.

BUILDING THE FUTURE

Recommendation: Monitor water quality 
and collaborate with other municipalities 
and organizations on any necessary 
remediation.

Strategy: Advocate for state and federal 
monitoring and clean-up of water 
contamination from the Willow Grove 
Naval Air Base, Raymark Superfund Site, 
and other locations that may have affected 
water in Hatboro.

Strategy: Advocate for better standards 
for contaminants in water based on 
best available research for safe levels of 
consumption.

Other possible hazards
Many other possible concerning hazards can 
exist in Hatboro homes and neighborhoods. 
Anything that the borough can do to educate 
residents and encourage them to take steps 
to ensure their safety is beneficial for the 
community. Residents could be encouraged to 
install carbon monoxide detectors, test for lead 
in old homes, test for radon, switch to cleaning 
products that do not give off harmful odors, and 
maintain dry homes to avoid mold growth. 

Concerns about benzene fumes from gas 
stations as a health hazard have been were 

brought up during the planning process as an 
issue of concern. Some municipalities have put in 
place a minimum distance that residential and/
or school uses must be from a gas station use. 
Hatboro may wish to investigate instituting such 
a regulation.

Hatboro has adopted the Montgomery County 
Hazard Mitigation Plan (2017). This plan and 
its recommendations are included here by 
reference.10

SUSTAINABILITY
The Brundtland Commission, an international 
coalition that examined the interaction of 
development and the natural environment, 
defined sustainable development as 
“development that meets the needs of the 
present without compromising the ability of 
future generations to meet their own needs.” 
(1987). This plan looks at the existing conditions 
and needs Hatboro’s people, built environment, 
and natural environment, and how those will be 
sustained and improved in the future. 

Sustainability in the Built  
Environment
How we use energy in our houses, places 
of work, and in our cars has impacts on the 
environment around us and the planet we live 
on. The Delaware Valley Regional Planning 
Commission (DVRPC) regularly compiles 
regional data on energy use and greenhouse 
gas emissions and allocates that data down to 
the municipal level. This data includes energy 
consumption, pollution, and greenhouse gas 
emissions attributable to Hatboro.11 The amount 
of energy from electricity, natural gas, fuel oil, 
diesel, and gasoline can be attributed to different 
sectors that use it. 

10  The county’s Hazard Mitigation Plan can be found here: https://www.montcopa.org/2873/
Montgomery-County-Hazard-Mitigation-Plan

11  DVRPC’s office of Energy and Climate Change Initiatives: https://www.dvrpc.org/
EnergyClimate/
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Buildings and private vehicle transportation12 
use the largest amounts of energy in Hatboro. 
DVRPC has identified asthma and air quality 
as a health concern for the region in general 
and as the highest health concern for Eastern 
Montgomery County of the four factors 
they evaluated.13 Asthma rates are directly 
linked to indoor and outdoor air quality, 
traffic congestion, and the burning of fossil 
fuels. Less idling of cars, more trees, and 
increasing diversion from cars to other modes 
of transportation would improve air quality 
and reduce emissions. (See also Chapter 3: 
Transportation.)

Buildings use energy for heating, cooling, 
lighting, and water consumption. One way to 
reduce the energy used for these processes is 
to implement green building practices when 
designing and constructing a new building. One 
set of standards available are those outlined 
by the US Green Building Council for LEED 

12  DVRPC allocates the emissions from half of each trip originating or terminating in Hatboro 
Borough to the borough. The remainder is allocated to the municipality at the other end of 
each trip.

13  DVRPC, Health Snapshot Data, https://www.dvrpc.org/health/PASnapshot/. The four factors 
were overweight and obesity, asthma, diabetes, and high blood pressure.

Figure 4.1: energy use by sector, in biLLion britisH tHerMaL units (bbtu) 
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certification. LEED (Leadership in Energy 
and Environmental Design) is a set of criteria 
that can be applied to any building type, from 
residential house to major corporate office 
or hospital, which focuses on reduction and 
efficiency of energy and water use within the 
building. LEED practices or similar standards can 
be implemented without formally certifying a 
building.

Alternative forms of energy such as solar and 
wind power are becoming more common 
locally as individuals install private systems to 
provide energy for individual buildings. In small 
municipalities like Hatboro, the location and 
size of solar panels or wind turbines might be 
inefficient in output or become nuisances to 
neighbors. The borough would benefit from 
adopting ordinances to regulate renewable 
energy technologies and provide best practices 
for property owners who wish to install these 
systems. 

Source: DVRPC
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BUILDING THE FUTURE

Goal: Promote sustainability, 
conservation, and environmental 
awareness.

Recommendation: Encourage the use of 
renewable energy through borough code.

Strategy: Adopt solar and wind energy 
ordinances.

Strategy: Create incentives in the 
zoning ordinance for building to higher 
sustainability standards than are required by 
building codes.

All of the energy used costs money and emits 
greenhouse gases. The next graphic shows the 
dollars spent on energy in each sector by 
municipality. In Hatboro, the most money is 
spent on energy used in residential buildings, 
followed by energy use for vehicle transportation 
(fuel purchases). In total, more than 15 billion 
dollars is spent on energy use in Hatboro. 

The greenhouse gas emissions resulting from 
energy use are contributing to climate change. 
These emissions also contribute to our air 

Figure 4.2: energy expenDitures by sector, 2015
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quality. The greenhouse gas emissions chart 
shows the percentage of emissions from each 
sector in each borough.14 In Hatboro, emissions 
from residential, commercial & industrial, and 
motor vehicle transportation each contribute 
about a third of the total emissions from 
the municipality. (See figure 4.3). All three 
of these sectors are important arenas in 
which to try to reduce emissions. (Note that 
“non-energy GHG” is emissions from solid 
waste management, wastewater treatment, 
agricultural and industrial processes, and land 
use changes and forestry management.) A 
local Environmental Advisory Board can help 
to educate the public and advise borough 
leadership on issues of sustainability and 
reducing greenhouse gas emissions.

14  For more details on how the emissions were calculated, please see: https://www.dvrpc.org/
EnergyClimate/

Source: DVRPC
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BUILDING THE FUTURE

Recommendation: Create an 
environmental advisory board (EAB) 
to educate and advise borough elected 
officials, staff, and the general public on 
environmental topics.

Strategy: Share educational videos and 
other material on the borough’s publicity 
channels.

Strategy: Bring speakers to Hatboro who 
can provide educational presentations 
or interactive educational events on 
environmental topics.

Strategy: Promote retrofits of existing 
buildings to improve energy efficiency and 
sustainability.

Strategy: Provide rain barrels to residents at 
a reduced cost, and educate residents about 
their use.

The municipal government can be a leader in 
greenhouse gas reductions, setting an example 
for the community in sustainable practices. 
Reducing emissions is a combination of using 
less energy and choosing cleaner sources 
for the remaining energy use. Any sustainability 
measures should be shared with the public so 
that residents and property owners can see the 

efforts the borough is making to reduce energy 
use and greenhouse gas emissions. To promote 
individual actions, Hatboro can publicize tools 
such as online carbon calculators15 for individuals 
to assess their own emissions.

Several strategies can be used to reduce energy 
use, including retrofitting old buildings to be 
more efficient (sealing windows, improving 
insulation, etc.), upgrading to more energy 
efficient appliances and lightbulbs, and changing 
behavior to use less energy (turning off lights, 
adjusting thermostats, driving less). Reductions 
in energy use also typically reduce costs, saving 
money for the borough. 

Using cleaner or renewable energy includes 
such practices as generating wind or solar 
on site, purchasing electricity that has been 
generated using wind and solar, and upgrading 
to cleaner fuel sources for vehicles. There is a 
local Montgomery County chapter of the Sierra 
Club’s “Ready for 100” Campaign.16  Joining 
with other municipalities in committing to clean 
and renewable energy sources for municipal 
operations can help with cost sharing and with 
ideas and support. 

15  https://www3.epa.gov/carbon-footprint-calculator/

16  https://www.sierraclub.org/ready-for-100

Figure 4.3: greenHouse gas eMissions by sector, 2015

Source: DVRPC
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BUILDING THE FUTURE

Recommendation: Lead by example by 
reducing energy use and using renewable 
energy in borough operations.

Strategy: Create policies to ensure borough-
owned buildings are an example of 
sustainable building and sustainable retrofits.

Strategy: Conduct energy audits on borough 
buildings to assess priority improvement in 
energy efficiency.

Strategy: Create a 100% Clean Energy Plan 
for borough operations and implement 
it to become carbon neutral. Investigate 
collaborative purchasing with neighboring 
municipalities for better rates on renewable 
energy.

Strategy: Evaluate options for installing solar 
panels on municipal property. Convert 
outdoor lighting to solar where feasible.

Strategy: Include an educational component 
to demonstrate strategies that residents and 
property owners might use to reduce their 
environmental impact. Install informational 
signage in visible locations that provides 
information about the purpose of the 
projects.

Strategy: Hold educational unveiling/ribbon 
cutting events that include an explanation of 
the project and generate excitement about 
sustainability.

Recommendation: Work with utility 
providers to educate the public about their 
processes and about sustainable practices.

Resiliency
Resiliency is the ability to thrive in a changing 
environment, in particular resiliency is often 
used to refer to the ways in which a community 
will withstand climate change. In the Greater 
Philadelphia Region, climate change is causing 
increases in storm frequency and intensity 
and average temperatures are rising. Annual 

Borough-owned buildings, such as the public works building, 
can become a model for sustainability.

average temperature is predicted to rise 
anywhere between three and eight degrees 
Fahrenheit by the end of the century (2099), 
depending on how much humans are able to 
reduce the concentration of greenhouse gases 
in the atmosphere. The number of days over 
95 degrees Fahrenheit could go from fewer 
than ten to more than 50 under the more 
pessimistic scenario, where serious action 
on climate change is not undertaken. Total 
annual precipitation is predicted to increase by 
about six inches by the end of the century, but 
extreme precipitation events are also predicted 
to increase, especially in winter.17

More heavy rain and snow events and more 
extreme heat days will have a myriad of effects on 
the built environment, the natural environment, 
and the health and welfare of the people. Impacts 
on stormwater systems, municipal services 
such as snow clearing and refuse collection, 
transportation infrastructure, emergency services, 
and public health18 can be expected. Hatboro 
can proactively adapt to future climate change by 
planning with that in mind.

17  DVRPC Municipal Implementation Tool #31, “Municipal Management in a Changing Climate,” 
July 2018. https://www.dvrpc.org/Products/MIT031/

18  Further information on the impact of climate change on public health is available at: https://
www.cdc.gov/climateandhealth/
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Resiliency will require infrastructure in good 
working order and strong community support 
in the case of severe weather events. Emergency 
services will need to be locally available, highly 
trained, well-staffed, and have appropriate 
supplies and materials. In addition, anything that 
helps mitigate the impacts of severe weather 
is part of becoming more resilient. Actions 
such as planting trees, improving stormwater 
management, and maintaining public spaces that 
can support those struggling in heat without 
air conditioning will help the borough be more 
resilient to the effects of climate change.

BUILDING THE FUTURE

Goal: Become more resilient to a 
changing climate.

Recommendation: Work with 
the local utilities and all other owners 
of infrastructure to ensure that all 
infrastructure is well-maintained and safe for 
best outcomes in severe weather. Look for 
opportunities to improve infrastructure and 
make it more sustainable.

Strategy: Share equipment and resources 
with neighboring municipalities to improve 
the ability to maintain infrastructure 
efficiently and effectively.

Recommendation: Work to decrease 
the urban heat island effect.

Strategy: Work with property owners to 
install white asphalt or white roofs in areas 
where temperatures are highest. Consider 
other technologies as available. (See also 
tree canopy recommendations.)

(See also recommendations from other sections 
of this chapter.)

The Center for Disease Control has inventoried the possible impacts climate change may 
have on human health. (Source: CDC)
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Design: Stormwater 
Best Management 
Practices
The following are design ideas to improve stormwater management. 
These green stormwater management techniques are attractive, good for 
the environment, and effective in managing stormwater. These techniques 
can be used on public and private property, and education about green 
stormwater infrastructure (GSI) can help private property owners under-
stand the benefits of installing these on their properties. 

Green Infrastructure: Stormwater Tree Trenches 

Tree lined main streets are an attractive amenity that invites residents and 
visitors to enjoy downtown areas. Those same beautiful street trees can aid 
in stormwater management by incorporating a stormwater tree trench into 
the tree planting design.  The trenches allow the sidewalk space to absorb 
and filter more stormwater than a traditional tree pit.  

Technique: A stormwater tree trench is a system that uses an underground 
infiltration system and trees to manage stormwater. On the surface, a 
stormwater tree trench looks like any other street tree pit.  But under the 
sidewalk there is an engineered system composed of a trench lined with a 
permeable geotextile fabric, filled with stone or gravel, and topped off with 
trees planted in soil. Stormwater flows through the soil and an associated 
storm drain leading to the tree trench. The runoff is stored in the empty 
spaces between the stones, watering the trees and slowly infiltrating through 
the bottom. If the capacity of this system is exceeded, stormwater runoff 
can bypass it entirely and flow into an existing street inlet. 
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Stormwater Tree Trench (Source: Philadelphia Water Department)
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Green Infrastructure: Downspout Planters 

Downspouts typically carry the stormwater from a roof and discharge it 
right onto a sidewalk, parking lot, street, or directly into a storm sewer.  By 
connecting a downspout to a planter box, the stormwater can be filtered 
while adding a beautiful green feature to a building. Plants absorb the 
stormwater and amended soils store water and release it slowly. Through 
the use of signage they can serve as an opportunity to educate residents and 
visitors about proper and innovative ways to manage stormwater.19

Technique: A downspout planter is a box filled with soil and vegetation that 
is designed to allow stormwater from roof gutters to flow through the box 
and be used by the plants. Downspout planters can be constructed in many 
sizes and shapes and with various materials, including concrete, brick, plastic, 
lumber, or wood.  Downspout planters are filled with amended soil, planted 
with appropriate vegetation and connected to the roof downspout to let 
water flow in. They temporarily store stormwater and filter the sediment 
and pollutants as the water infiltrates down through the planter and into the 
existing downspout connection. Planters rely on evapotranspiration (water 
transferring to the atmosphere through the leaves of plants) and short-term 
storage to manage stormwater. During large storms they are designed to 
allow excess water to overflow into the existing downspout connection. 

19  Ambler has a downspout planter program. More information can be found here: https://www.growingamblergreener.com/wooden-downspout-planters

Downspout Planter in Ambler’s Business District.

Informational Signage explains how the planters work (Ambler, PA).
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Green Infrastructure: Porous Pavement, Concrete & Pavers 

Streets, alleys, sidewalks, parking areas, patios, and other paved areas all 
contribute to stormwater runoff problems and add pollution to waterways. 
Rain hits the surfaces, collects 
pollutants that exist on the surfaces 
and then runs into a stormwater 
system. Using porous pavement, 
concrete, or pavers can take these 
areas of concern and turn them 
into an asset to the community.  By 
installing pervious surfaces where 
traditional impervious  
surfaces would normally exist, a 
municipality can help improve water 
quality, not lose functionality, and in many cases improve the appearance of 
paved areas. By infiltrating stormwater, porous surfaces reduce the amount 
of stormwater runoff volume from paved surfaces. The infiltration leads to 
more groundwater recharge. Stormwater that infiltrates into the ground will 
be filtered by the soil before it enters into a drinking well or recharges  
a stream.

Technique: Porous pavement, concrete, and pavers are an alternative to 
traditional hard surfaces that allows stormwater to infiltrate through the 
surface and recharge into the ground.  This is possible because the GSI 
techniques create void spaces in the solid mass of pavement and concrete 
that allows water to flow through while maintaining structural strength.   
Pavers are solid but the spaces between the blocks are especially permeable 
to allow stormwater to infiltrate.

Porous pavers in the municipal parking lot in East 
Greenville Borough.

Porous pavers in the municipal parking lot in East Greenville Borough.
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Green Infrastructure: Rain Gardens 

Rain gardens are another example of a stormwater BMP that is effective, 
attractive, and suitable for the space constraints of a main street.  Rain 
gardens can manage stormwater from downspouts, parking lots, or 
recreational fields in a way that is beneficial to the environment and creates 
an appealing visual. A rain garden’s 
main function is to capture, hold, 
allow evapotranspiration, and filter 
stormwater runoff.  As the garden 
holds rainwater it is able to infiltrate 
into the ground and recharge the 
local groundwater with cleaner 
stormwater.   The vegetation in 
the garden provides a habitat for 
birds and butterflies and other 
insects that feed on pests and the 
elimination of standing water can reduce mosquito breeding opportunities.  
Once the vegetation is established a rain garden needs regular, but minimal, 
maintenance.

Technique: A rain garden is constructed lower than the surrounding 
ground level, with the bottom layer filled with stone so runoff can collect 
within it. The water collects in the surface soils, is used by the vegetation in 
evapotranspiration, and infiltrates into the subsurface stone and soil  
storage. Rain gardens can be connected to sewer systems through an 
underdrain or overflow structure, but usually they are sized to infiltrate 
the collected stormwater runoff within 72 hours. Flexible and easy to 
incorporate into landscaped areas, rain gardens are suitable for many types 
and sizes of projects.  

Rain Garden in Upper Dublin Township. 

Rain Garden at Gwynedd Mercy College.
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Green Infrastructure: Bioswales

Bioswales are an established, cost effective, and attractive way to treat 
stormwater and move it through a site. They can be designed to fit the 
size constraints of a downtown area while still providing the benefits of 
GSI. Bioswales reduce the amount of pollutants that reaches streams by 
capturing, holding, and filtering stormwater.  By retaining the stormwater, 
bioswales can also reduce damage from stormwater flows and the amount 
of puddles in an area that could attract mosquitoes. Ongoing maintenance is 
minimal once the bioswale becomes established.

Bioswale at Einstein Montgomery Hospital.

Bioswale in curb extension in Pottstown.

Technique: Bioswales 
are vegetated channels 
that provide retention and 
treatment of stormwater as 
the flows move from one 
end to the other. As linear 
features, they are particularly 
well suited to being placed 
along streets and parking lots.
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Green Infrastructure: Basin Naturalization Retrofits 

Stormwater basins are typically well-mowed depressions in the ground with 
some stark concrete structures protruding from the ends. Naturalizing these 
basins can better manage stormwater flows and improve water quality while 
also creating an attractive feature. The plants found in a naturalized basin 
increase water quality by trapping sediment and many of the pollutants 
found in stormwater runoff.  Trees, shrubs and wildflowers have deeper 
root systems than grass and encourage water infiltration that recharges 
ground water. Greater amounts of vegetation in a naturalized basin helps to 
slow the stormwater velocity, reduce flooding impacts and cooling the water 
temperature. The vegetation in a naturalized basin usually needs only annual 
or bi-annual mowing and weeding, resulting in savings on maintenance 
costs.20 When completed, the vegetation creates an amenity that helps 
beautify a neighborhood, benefits birds and butterflies, and increases 
property values.

Technique: A stormwater detention or infiltration basin is a vegetated 
depression designed to store, infiltrate, and slow stormwater runoff. Native 
grasses, flowers, shrubs, and trees improve the performance of the basin.

20  A study by F.X. Brown estimated a 60 percent savings in maintenance costs over the course of 20 years. 

Naturalized stormwater basin in Lower Gwynedd Township.

Naturalized wetland basin in Upper Frederick Township.
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Green Infrastructure: Riparian Buffers

A riparian buffer is the vegetation along the edge of a stream bank – one 
of the best stormwater management tools available. This vegetated buffer 
serves as a protection from pollutants entering a stream from runoff, helps 
control erosion, and provides habitat and good nutrient input into a stream. 
Riparian corridors can significantly reduce erosion of streambanks, helping 
to prevent sedimentation of the stream. The riparian corridor reduces 
the velocity of runoff, because the floor of a forested buffer acts as a 
natural sponge, allowing much of the sediment and attached phosphorus 
to be filtered out before reaching the stream. The phosphorus is utilized 
and transformed by the corridor’s vegetation. This filtration action helps 
promote stream health and water quality. The buffer also acts as a natural 
habitat for animals and makes for a healthier aquatic habitat.

Riparian buffer installation in progress (Upper Providence Township).

Established riparian buffer discourages geese  
(Lower Salford Township).

Technique: A buffer should be 
as large as possible to maximize 
benefit, should act to stabilize the 
stream banks to prevent erosion, 
and the correct plants should 
be installed to provide stability, 
shade, and pollution reduction.  
After installation, it is critical that 
the buffer is maintained to remove 
invasive species and prevent 
damage from deer and other 
wildlife.  It is also important to 
provide outreach to the necessary 
stakeholders to ensure the buffer 
is not mowed or damaged.
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Green Infrastructure: Naturalized Meadow Areas

Finding lawn areas that are not actively used for recreation or another use 
and purposefully naturalizing them can slow stormwater runoff and allow 
it to be filtered by the vegetation and infiltrated into the ground.  The 
meadow also acts as a habitat for beneficial insects such as butterflies.  The 
reduced need for mowing can save fuel costs, greenhouse gas emissions, and 
staff time.

Technique: Naturalizing meadow areas is more nuanced than just allowing 
the vegetation to grow without mowing.  It is important to choose areas 
that are not being used for recreation or other purposes and are well 
positioned to capture stormwater.  As the area grows, invasive plant species 
should be removed and native species, such as trees, can be introduced 
to diversify plant life.  After the area is established, a proper maintenance 
schedule should be introduced that can remove invasive species that appear 
and may require an occasional mowing to manage growth.

Naturalized meadow at Norristown Farm Park. 
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PRIORITY 1: PARKS
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Improve and maintain park spaces for public use.

Recommendation Create an appointed Parks and Recreation Board that meets monthly and 
advises staff and council on park improvements, programming, regulations, 
and land acquisition and management.

0-3 years

Recommendation Create and maintain an organized schedule of planned capital improvements 
to parks and work towards that in a coordinated way over time.

HPWD, MCPC 0-3 years

Strategy Follow recommendations in the borough’s Parks Recreation, and Open 
Space Plan and update that plan on a regular basis.

0-3 years

Strategy Regularly reach out for public input into what is desired in parks and open 
space.

5-10 years

Strategy Raise funds for capital improvements by allowing the public to purchase 
dedications of benches, bricks, etc.

5-10 years

Recommendation Continue to maintain the natural resources and amenities in borough parks. HPWD, 
CGAO, 
Business 
Owners

ongoing

Strategy Create a program where a “friends” group or other community groups 
or local businesses adopt each park. Businesses or community groups that 
contribute funding or volunteer hours to maintain a park may have a sign in 
the park that promotes their organization.

3-5 years

Strategy Create a maintenance task list with monthly and yearly goals for each park. 
Distribute tasks between public works and adoptee groups.

3-5 years

Recommendation Enhance the usability and accessibility of existing open space resources 
through improved programming and other outreach.

ENG, CGAO 5-10 years

Strategy Create uniform signage to be installed at all public parks and public open 
space locations.

5-10 years

Strategy Develop a “Parks Guide” to distribute to all residents to increase awareness 
of park locations and amenities, as well as to inform residents of volunteer 
opportunities, park clean up days, and other scheduled park events.

5-10 years

Strategy Task the Parks and Recreation Board to develop new, engaging events to 
attract residents to the parks. 

5-10 years

GOALS, RECOMMENDATIONS, AND STRATEGIES FOR 
ENVIRONMENT AND UTILITIES

A table of partner acronyms can be found in the introduction on page 9.
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PRIORITY 2: STORMWATER MANAGEMENT
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Improve stormwater management throughout the borough, incorporating 
best management practices, especially green stormwater infrastructure (GSI), 
as a means of MS4 compliance. Stormwater management improvements 
should occur both on public and private property with new projects and 
good maintenance of existing infrastructure.

  

Recommendation Reduce the potential for development in the floodplain. MCPC, HPC, 
DCNR

3-5 years

Strategy Strengthen the floodplain ordinance to allow development in the floodplain 
only by special exception or conditional use.

0-3 years

Strategy Acquire property in the floodplain for open space. 10+ years

Recommendation Improve riparian buffers along all waterways in Hatboro MCPC, ENG, 
HPWD

0-3 years

Strategy Identify and prioritize gaps in the riparian buffer on both public and private 
property. Create and implement a plan to repair and restore riparian buffers.

0-3 years

Strategy Stabilize degraded stream banks in a sustainable manner. 3-5 years

Strategy Plant native riparian plants. 3-5 years

Strategy Include educational signage in projects so that the public understands the 
importance of the riparian corridor.

ongoing

Strategy Create a riparian maintenance strategy to ensure riparian buffers are 
properly maintained and are made primarily of native riparian plants.

 5-10 years

Recommendation Seek multi-municipal collaboration and funding on stormwater management 
projects, especially with Upper Moreland Township.

UMT, DCNR, 
MCPC

0-3 years

Recommendation Identify opportunities for the installation of stormwater management 
projects to improve local infiltration and reduce runoff and contaminant load.

ENG, MCPC, 
HPWD

3-5 years

Recommendation Educate borough staff, officials, and residents on stormwater management. HPWD, ENG, 
DCNR, PSE

ongoing

Strategy Ensure public works staff (especially) has time to do professional 
development on this and other important topics.

 0-3 years

Strategy Share informational videos and invite live presenters to the borough. ongoing

Strategy Publish educational stormwater management articles in the Hatboro 
newsletter and on social media.

ongoing

Recommendation Keep the borough inventory of stormwater management facilities up to date.
Create and follow a maintenance plan to keep all stormwater improvements 
functioning properly.

HPWD, ENG 5-10 years

Strategy Inspect outfalls and sample dry weather flow for illicit discharges. ongoing

Recommendation Encourage green parking lots through education and ordinance revisions. MCPC, HPC 5-10 years

Recommendation Evaluate the possibility of implementing a stormwater fee or credit for 
property owners.

HBS, ENG 5-10 years

Strategy Consider a stormwater management fee based on the amount of impervious 
surface on each parcel.

10+ years

Strategy Consider credits, awards, or recognitions for mitigation measures such as 
rain barrels, green roofs, and rain gardens.

 10+ years

Recommendation Reduce the risk of flash flooding by reducing debris dams along tributaries 
and swales.

ENG, HPWD 3-5 years

Strategy Educate the public about the hazards of disposing debris into a tributary or 
swale through public meetings, newsletter articles and social media.

ongoing

Recommendation Ensure the borough storm sewershed map is accurate and up to date. ENG ongoing
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PRIORITY 2: SUSTAINABILITY
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Promote sustainability, conservation, and environmental awareness.   

Recommendation Lead by example by using renewable energy and best practices in 
sustainability on borough property.

ENG, HPWD, 
MCPC, HPD, 
HHSD, ULH, 
EFC, SARS

ongoing

Strategy Create policies to ensure borough-owned buildings are an example of 
sustainable building and sustainable retrofits.

0-3 years

Strategy Conduct energy audits on borough buildings to assess priority improvement 
in energy efficiency.

3-5 years

Strategy Create a 100% Clean Energy Plan for borough operations and implement 
it to become carbon neutral. Investigate collaborative purchasing with 
neighboring municipalities for better rates on renewable energy.

10+ years

Strategy Evaluate options for installing solar panels on municipal property. Convert 
outdoor lighting to solar where feasible.

10+ years

Strategy Include an educational component to demonstrate strategies that residents 
and property owners might use to reduce their environmental impact. Install 
informational signage in visible locations that provides information about the 
purpose of the projects.

3-5 years

Strategy Hold educational unveiling/ribbon cutting events that include an explanation 
of the project and generate excitement about sustainability.

3-5 years

Recommendation Create an environmental advisory board (EAB) to educate and advise 
borough elected officials, staff, and the general public on environmental 
topics.

HBS, ULH, 
HHSD, PSE, 
CGAO, MCPC, 
EAB

0-3 years

Strategy Share educational videos and other material on the borough’s publicity 
channels.

0-3 years

Strategy Bring speakers to Hatboro who can provide educational presentations or 
interactive educational events on environmental topics.

3-5 years

Strategy Promote retrofits of existing buildings to improve energy efficiency and 
sustainability.

5-10 years

Strategy Provide rain barrels to residents at a reduced cost, and educate residents 
about their use.

3-5 years

Recommendation Encourage the use of renewable energy through borough code. MCPC, 
HPWD, HBS, 
HPC

3-5 years

Strategy Adopt solar and wind energy ordinances. 3-5 years

Strategy Create incentives in the zoning ordinance for building to higher sustainability 
standards than are required by building codes.

 5-10 years

Recommendation Work with utility providers to educate the public about their processes and 
about sustainable practices.

UMHJSA, 
Aqua PA, 
PECO, 
MC Road 
& Bridges, 
PennDOT, 
SEPTA

5-10 years
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PRIORITY 3: PLANTS AND ANIMALS
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Assess wildlife and plant populations to protect appropriate species, manage 
overpopulation and invasive species, and respond appropriately to the threat 
of disease or damage.

  

Recommendation Allow and regulate the keeping of bees, chickens, and other appropriate 
species.

MCPC, 
Hatboro 
Backyard 
Homesteading

3-5 years

Recommendation Monitor the impacts and needs of native wildlife. Address their needs and 
mitigate their impacts as indicated.

PSE, MCHHS, 
MCPC

ongoing

Strategy Actively maintain native wildlife species in a sustainable manner through 
selective reduction of over-abundant species and encouragement of 
threatened species. 

5-10 years

Recommendation Respond proactively to invasive insect species such as the spotted lanternfly, 
emerald ash borer, and others.

PSE, MCPC, 
PDA, USDA

ongoing

Strategy Encourage businesses that use vehicles to take the PA Dept. of Agriculture’s 
online training on not transporting the spotted lanternfly and receive a 
permit for vehicles. 

 0-3 years

Recommendation Remove invasive plant species on a systematic basis throughout publicly 
owned property.

HPWD, 
“friends” 
groups, PSE, 
PDA, Temple 
University 
Ambler 
(horticulture 
program)

ongoing

Strategy Organize volunteer days for invasive removal in collaboration with parks 
adoptee groups.

5-10 years

Strategy Offer opportunities for public works employees to learn to identify plant 
species and encourage them to conduct removal as part of ongoing 
maintenance.

3-5 years

Recommendation Promote good landscaping practices that support beneficial native species 
and are appropriate for the environmental conditions in Hatboro. 

MCPC, HPC, 
PSE

3-5 years

Strategy Regularly update the landscaping requirements in the Subdivision and Land 
Development Ordinance to ensure best practices.

0-3 years

Strategy Educate and encourage residents to plant native species. ongoing

Strategy Use information from the Pennsylvania Pollinator Protection Plan (P4) to 
inform local practices.

 5-10 years

Recommendation Implement a “dark sky” ordinance to reduce light pollution. MCPC, HBS, 
HPC

0-3 years

Recommendation Monitor and mitigate public health impacts of wildlife that may carry diseases 
such as Lyme Disease or West Nile Virus.

MCOPH, PSE ongoing

Strategy Educate the public about standing water and mosquito breeding. Remove 
standing water from borough property.

0-3 years

Strategy Share information about tick species and preventing tick bites.  0-3 years

Recommendation Support and promote existing community gardens in the borough. CGAO ongoing
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PRIORITY 4: TREES AND OPEN SPACE
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Improve and preserve the tree canopy and preserve valuable unprotected 
open space for improvements to air quality and stormwater management. 

  

Recommendation Prioritize protection of riparian corridors and wooded areas, especially any 
old growth woodlands.

MCPC, ENG, 
HBS, HPC

0-3 years

Strategy Adopt a riparian corridor overlay ordinance to limit earth disturbance within 
the riparian corridor and encourage vegetation.

0-3 years

Strategy Designate priority open space parcels for future municipal purchase. 3-5 years

Strategy Implement a conservation or conservation subdivision ordinance and 
strengthen the tree preservation ordinance.

 3-5 years

Recommendation Partner with local organizations that provide street trees for free or at a very 
low cost. Plan to acquire trees for areas that need them.

PHS, Tree-
vitalize, HSTC

3-5 years

Strategy Encourage property owners to plant trees on their property to improve the 
tree canopy.

 5-10 years

Recommendation Support and expand the work of the existing Shade Tree Commission. PHS, HSTC ongoing

Strategy Form a tree tenders arm of the Shade Tree Commission to help take care of 
trees and educate property owners on tree care.

 5-10 years

Strategy Publicize the results of their annual inventories through borough publicity 
channels.

0-3 years

PRIORITY 5: RESILIENCY
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Become more resilient to a changing climate.   

Recommendation Work with the local utilities and all other owners of infrastructure to ensure 
that all infrastructure is well-maintained and safe for best outcomes in severe 
weather. Look for opportunities to improve infrastructure and make it more 
sustainable.

Aqua PA, 
PECO, 
MC Road 
& Bridges, 
PennDOT, 
SEPTA, 
HPWD, 
UMHJSA, 
ENG, UMT, 
HT

ongoing

Strategy Share equipment and resources with neighboring municipalities to improve 
the ability to maintain infrastructure efficiently and effectively.

 0-3 years

Recommendation Work to decrease the urban heat island effect. ENG 3-5 years

Strategy Work with property owners to install white asphalt or white roofs in areas 
where temperatures are highest. Consider other technologies as available. 
(See also tree canopy recommendations.)

10+ years

Recommendation Identify and provide information on flood-proofing to property owners in or 
near flood plains. 

FEMA, MCPC, 
ENG

3-5 years

Strategy Where applicable, ensure property owners have information about FEMA 
buyout programs.

 0-3 years

Recommendation Monitor water quality and collaborate with other municipalities and 
organizations on any necessary remediation.

Aqua PA, HT, 
UMT, WT, 
Upper Dublin, 
Warrington, US 
EPA, PA DEP

5-10 years

Strategy Advocate for state and federal monitoring and clean-up of water 
contamination from the Willow Grove Naval Air Base, Raymark Superfund 
Site, and other locations that may have affected water in Hatboro.

3-5 years

Strategy Advocate for better standards for contaminants in water based on best 
available research for safe levels of consumption.

 0-3 years

Recommendation Support increased public access to wireless internet. Evaluate new 
opportunities to provide this access as technology evolves and changes.

Internet service 
providers

10+ years
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PRIORITY 5: SOLID WASTE
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Reduce the amount of materials going into the waste stream and improve 
diversion rates through recycling, composting, shifting to reusable products, 
and reducing consumption.

  

Recommendation Ensure recycling is available in public locations. HPWD 0-3 years

Strategy Install recycling bins adjacent to all trash cans locations in all borough 
buildings, public parks, and along the street right of way where there is room 
in the sidewalk area to maintain a five-foot clear width.

 0-3 years

Recommendation Continue to conduct outreach and education on recycling, including the 
proper recycling disposal of e-waste and hazardous waste.

HPWD, 
MCPC, The 
Recycling 
Partnership

0-3 years

Strategy Check trash and recycling containers two times per year and leave notes 
stating if materials put out for recycling are correct or not.

0-3 years

Strategy Provide information on borough publicity channels about recycling. 0-3 years

Recommendation Consider implementing a municipal purchasing policy that considers the 
impacts (manufacturing, shipping, disposal) of products purchased. 

HBS 3-5 years

Recommendation Conduct education on waste reduction. HCOC, 
CGAO, HHSD, 
MCPC, The 
Recycling 
Partnership, 
EAB

3-5 years

Strategy Leverage partnerships to encourage reducing and reusing, such as the 
distribution of reusable shopping bags.

5-10 years

Strategy Provide information on borough publicity channels about waste reduction. 3-5 years

Recommendation Encourage diversion of food waste from the trash stream. MCPC, BCS 
Compost, 
HPWD

10+ years

Strategy Allow and encourage composting on private properties by ensuring 
ordinances are supportive, educating residents, and providing no- or low-cost 
composting bins.

3-5 years

Strategy Work with UMHJSA to see if they can improve their methods for processing 
food waste, such as with a biogas digester.

10+ years

Strategy Do a trial partnership with a compost collection company and evaluate for 
cost savings through a reduction in tipping fees.

 5-10 years
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Chapter 5:  
Land Use and Housing
The approximately 900,000 acres of land that make up Hatboro is used in a wide variety of ways. 
That use of land determines what exists and happens in the borough. This chapter provides a 
detailed look at the current uses of land and creates a framework for what the borough would like 
to see on that land in the future. As part of examining land use, this chapter includes discussion of 
land utilized for parking and an analysis of housing – the largest land use in the borough. 

For Hatboro to achieve its vision, land use 
planning and standards for new development 
and redevelopment should be in line with that 
vision for the future. This chapter addresses 
these aspects of the vision for 2040:

Hatboro is a leader in protecting the 
natural environment. Best stormwater 
management practices are implemented 

throughout the borough.  Open space is 
protected, and municipal parks are a superb 
asset to the community. The borough’s 
government buildings are energy efficient and 
sustainable. 

Quiet, charming neighborhoods are 
friendly places where residents know 
their neighbors, welcome diversity, and 

look out for each other.

Hatboro’s history is well-known by 
residents and visitors. Historic properties 
are permanently preserved, and new 

construction in historic areas fits in well with 
existing buildings. Hatboro honors its history by 
remembering, celebrating, and preserving the 

past, while continuing to innovate and adapt for 
the trends and challenges of the future. 

EXISTING LAND USE
Hatboro’s land area of approximately 1.5 square 
miles can be divided into a few broad categories 
of land use types. The largest category is 
residential; about 66 percent of Hatboro’s land 
area contains a residential use (multifamily, 
single-family attached, twin/duplex, single-
family detached, or country residence1). Most 
land designated mixed-use has a residential 
and commercial component on the same 
property; these make up about three percent of 
Hatboro’s land area. Commercial uses such 
as retail and office constitute five percent, while 
industrial is about eight percent of land area. 
Institutional uses such as schools, cemeteries, 
and churches, make up 10 percent of land 
area. Public and private open space and 

1  A country residence is a single-family home on a parcel of land that is five acres or greater in 
size.
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Map 5.1: existing LanD use
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undeveloped land make up 8 percent of land 
area. Land for roads, bridges, and railroad tracks 
are not separated out in the analysis of existing 
land use; rather, these aspects are included with 
the parcel with which they are best associated. 

tabLe 5.1: percent oF totaL LanD 
area useD For eacH purpose 

LAND USE CATEGORY PERCENTAGE OF LAND

Residential 66%

Institutional 10%

Industrial 8%

Open or undeveloped 8%

Commercial 5%

Mixed-use 3%

Utilities 1%

Hatboro’s existing land use patterns show a 
Main Street corridor with a variety of uses 
that runs north-south through the center of 
the borough along state route 263. There is 
an industrial area in the east, and an east-west 
institutional corridor near the southern end of 
the borough. Residential areas surround the 
other uses, constituting the majority of the 
land area throughout the borough. Multi-family 
housing is located close to the train station or 
other non-residential uses. The central location 
of the commercial and mixed-use corridor 
allows walkable access to this business district 
from all of the residential areas. 

Industrial Land Use
Many of the industrial uses in Hatboro are quite 
close to residential areas, creating some land 
use conflicts due to proximity. In the area near 
Tanner Park, for example, single-family homes 
sit adjacent to used car dealers, utility pump 
stations, and manufacturing uses. 

In a few locations in Hatboro, former industrial 
uses have been converted to multi-family 
housing. This new trend aids surrounding 
residential areas that now have more compatible 
adjacent uses. It also allows the industrial areas 
to morph into new uses as industry decreases 
over time. However, there is still active, valuable 
industry in Hatboro that should be supported 
and protected. Maintaining a viable, if small, 
industrial district, keeps these jobs in Hatboro 
and maintains a more diversified tax base. 
Revitalization and investment around current 
and former uses needs to carefully consider 
these important businesses while also taking 
into account the quality of life concerns of 
nearby residents. Purposeful identification and 
promotion of the industrial district will allow 
these businesses to thrive and create space for 
new manufacturing businesses. 
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BUILDING THE FUTURE

Goal: Ensure land uses throughout 
the borough are appropriate for their 
location and have proper buffer, light, 
noise, and other regulations that allow 
them to coexist harmoniously.

Recommendation: Improve areas with 
land use mix challenges by implementing 
zoning changes to improve compatibility, 
improving the streetscape, and prioritizing 
code enforcement.

Strategy: Use zoning, subdivision, and 
economic development tools to cultivate 
an appropriate mix of land uses for the 
Tanner Farms neighborhood. Strive for 
complementary and coordinated uses.

Strategy: Develop incentives that will 
establish a small-scale secondary town 
center along Jacksonville Road that will 
serve the needs of residents of that part of 
the borough but not compete with the York 
Road business district.

Strategy: Create zoning standards to 
allow low-impact office uses in residential 
neighborhoods along busier corridors.

Recommendation: Promote 
revitalization and reinvestment in industrial 
use areas by supporting industrial uses or 
allowing conversion to other uses.

Strategy: Use signage and streetscaping to 
establish an identifiable industrial district of 
Hatboro.

Strategy: Allow some types of small-scale, 
light manufacturing in zoning districts where 
offices are permitted. (E.g. maker spaces, 
3D printing, research & development)

Single-family homes sit next to an auto repair shop on 
Sprindale Avenue.

Sullivan’s Scrap Metal has a small public plaza along 
Oakdale Avenue.

Converted industrial buildings and new construction create 
new housing in the industrial area.
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PARKING
When examining land use in Hatboro, it is 
clear that infrastructure for vehicles – roads, 
driveways, and parking lots – takes up a 
large amount of land. Parking is needed to 
accommodate the residents of and visitors to 
Hatboro, but land area is finite, and the asphalt 
spaces where cars are stored cannot then be 
used for housing, commercial, or park space. 
Map 5.2 shows the location of roads, parking 
lots, driveways, and other impervious areas that 
are not buildings. Parking lots and driveways are 
nearly 8 million square feet of land in Hatboro, 
over 175 acres. Any policies on parking have the 
potential to affect vast amounts of the borough’s 
land area. 

Deciding where to have paid parking and how 
much to charge for it is a balancing act for any 
municipality. Paying for parking encourages 
turnover, increasing the chances that someone 
driving by will be able to park in a space near 
their destination. However, it may not make 
sense to maintain spaces that stand empty for 
much of the time as paid parking. An overall 
parking study, where stationed vehicles are 
counted at several different times on weekdays 
and weekends, would provide more detailed 
information about parking utilization and 
distribution. This can help inform future choices 
in parking policy for Hatboro. 

Any free parking spaces located in the borough 
are paid for by residents and shoppers, since 
costs are passed on to customers or taxpayers. 
Increasing the costs for paid parking or requiring 
drivers to pay for parking in more of the spaces 
might encourage more nearby residents to 
walk, especially if the pedestrian network of 
sidewalks and crosswalks is well-designed and 
well-maintained. However, paid parking can also 
be a deterrent for patrons because surrounding 
business districts (such as Willow Grove and 
Warminster) mostly have ample free parking. 
Those who live too far away to walk may go 
elsewhere if parking is perceived as difficult or 
expensive. 

BUILDING THE FUTURE

Goal: Ensure parking is logical, 
reasonable, and strategically located. 

Recommendation: Conduct a 
comprehensive parking study, followed by 
regular updates of ordinances and policies. 

Strategy: Include education and enforcement 
with any parking policy changes.

Strategy: Utilize the Borough Parking 
Commission’s time and interest to support 
the formation of ongoing recommendations 
and strategies for managing parking in 
Hatboro.

Strategy: Identify underutilized parking 
spaces in the borough and consider 
potential alternate uses such as pocket 
parks, green space, or bicycle parking.

On-Street Parking
On-street parking is permitted on many streets 
in Hatboro, some at no cost and without time 
limits, and some with charges or restrictions. 
Some residential areas have permitted parking, 
where parking is restricted to two hours unless 
the vehicle displays a resident permit. Parking 
enforcement is intermittent in Hatboro due to 
limited hours dedicated to the enforcement 
officer. Enforcement should continue and 
compliance with regulations may improve with 
additional enforcement hours. 

Hatboro has 218 on-street metered parking 
spaces (shown on map 5.3) which are 
monitored and enforced by a part-time 
employee of the police department. The current 
meters were installed in 2005 and accept 
only coins for payment. New developments 
in parking meter technology are now on 
the market, and include meters which allow 
customers to pay by credit card or smartphone. 
To provide potential shoppers with more 
flexibility in their parking payment choices, 
new meters should be considered for Hatboro. 
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Map 5.2: iMpervious surFace - non-buiLDings
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Map 5.3: ManageD parking Locations anD iMpervious surFace otHer tHan buiLDings
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Parking on some of the metered blocks appears 
to be not well utilized. A parking study will 
shed more light on this issue, but if on-street 
occupancy on a given block is less than about 60 
percent at peak times, meters are probably not 
needed on that block.

BUILDING THE FUTURE

Recommendation: Monitor and enforce 
on-street parking throughout the borough 
to ensure an adequate parking supply for 
residents and visitors.

Strategy: Use signage and yellow paint 
to ensure drivers can easily tell where 
parking is permitted, especially at irregular 
intersections or intersections with gradually 
curving curb lines.

Strategy: Update meters to styles that accept 
electronic payments.

Commuter Parking
SEPTA owns one parking lot near the train 
station, and Hatboro owns another. SEPTA rents 
spaces in a third lot – part of Station Park – for 
additional commuter parking. The non-permit 
spaces in the borough’s train station lot are 
$1 for 12 hours. SEPTA charges $1 per day to 
park in their lots. The two lots close to the train 

station typically fill up on weekdays, but some 
spaces remain available in the portion of Station 
Park reserved for commuters. On-street parking 
near the train station is residential permit 
parking only to discourage commuters from 
parking in the neighborhood. 

The parking lots closest to the station are 
consistently at or close to capacity. Due to the 
limited availability of parking at Hatboro’s train 
station and the number of vehicles coming from 
neighboring communities, Hatboro may wish to 
work with SEPTA and other partners to expand 
parking at Warminster or Hatboro station to 
improve the parking crunch at both locations.

BUILDING THE FUTURE

Recommendation: Continue to monitor 
and adjust parking regulations around the 
train station.

Strategy: Evaluate parking needs for 
commuters on a recurring basis, and make 
changes to residential permit parking as 
needed.

Strategy: Work with SEPTA to study parking 
needs between Warminster, Hatboro, and 
Willow Grove stations with an eye to a 
possible garage in Warminster.

Strategy: Update signage for commuter 
parking so that it is visible and simple to 
understand.

Strategy: Evaluate permit parking in the 
borough-owned commuter lot and adjust 
pricing to maintain available spaces.

Strategy: Work with SEPTA to create 
a commuter parking map and make it 
available near the train station and online 
describing exactly where commuters are 
permitted to park.

Many parking spaces are often empty in the southern part of 
the business district
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Off-Street Parking
Many off-street parking spaces are available in 
Hatboro in both public and private lots. The 
borough owns three off-street parking lots with 
a total of approximately 300 spaces; one by the 
train station and two close to the York Road 
business district. Of those 300 spaces, about 20 
are permit parking spots, with monthly permits 
available for purchase at Borough Hall ($15 for 
residents, $30 for non-residents). The remaining 
spaces in the Bank Street and Moreland Avenue 
lots are divided among spots that cost $1 for 
24 hours, and free three-hour parking spaces. 
Better signage explaining the three types of 
parking in these lots would be beneficial to 
drivers. 

With a Main Street store layout, it is common 
to hear complaints about parking issues, and 
Hatboro is no exception. Patrons prefer to park 
right in front of the store they wish to visit, even 
if they would willingly walk a bit of a distance 
at a mall or big box store. Disseminating 
information about parking locations can mitigate 
the perception that parking is inadequate in 
the borough. Hatboro may find it beneficial 
to consider some additional signage to inform 
visitors of the parking options. A parking 
wayfinding map available online may also 
reassure potential visitors that there will be 
adequate parking in Hatboro’s downtown. 

BUILDING THE FUTURE

Recommendation: Ensure patrons of 
municipal lots understand the types of 
parking available and can easily access the 
parking that best meets their needs.

Strategy: Install new signage in Bank St. 
and Moreland Ave. lots to help drivers 
understand the parking options.

Strategy: Regularly evaluate the usage in 
borough-owned lots and adjust the types of 
parking available to meet the needs of lot 
users.

Strategy: Put the borough’s parking map 
on the borough website, and share it with 
businesses to post if they wish.

(See also Transportation Chapter for  
wayf inding recommendations.)

There are many private parking lots owned 
by businesses and apartment buildings in the 
borough. These often have signs posted stating 
that parking is only permitted for residents or 
patrons of these businesses. Finding ways to 
encourage owners of these lots to share parking 
can increase efficiency and decrease the need for 
total parking. 

A lot that is shared by several sites allows the same 
parking space to be occupied for different purposes 
at different times. For example, a parking lot that 
is shared between retail stores and an apartment 
building will be used primarily by the residents of the 
apartment at night, and primarily by patrons of the 
retail store during the day, thus avoiding the need for 
two separate lots. The eff iciency of shared parking 
can reduce impervious surface and allow the additional 
land to be used for housing, retail, or parks.

Hatboro is fortunate to have pedestrian walkways 
that lead from several off-street lots to the business 
areas. These pedestrian passageways make it easier 
and more convenient for patrons of the main street 
businesses to use the lots and access the stores. 
Improvements to lighting and aesthetics along these 
beneficial walkways could help make the short walk 
from parking to stores more inviting. 

Bank Street Municipal Parking Lot 
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BUILDING THE FUTURE

Recommendation: Encourage shared 
parking among businesses, including 
appropriate signage. Even two businesses 
joining their lot can have a positive effect on 
the parking capacity.

Strategy: Work with private lot owners to 
post public hours during which vehicles may 
park in their lots for other uses (when their 
business is closed). 

Recommendation: Ensure permanent 
easement or municipal ownership of 
walkways to borough lots from York Road. 
Ensure that using these walkways is a 
pleasant experience for pedestrians.

Strategy: Paint and decorate these walkways 
to create an appealing pedestrian space 
connecting parking with businesses.

Strategy: Install lighting for pedestrians 
at the edges of parking lots and through 
connecting walkways to York Road.

Strategy: Implement pedestrian-oriented 
wayfinding between the municipal lots and 
the York Road business district.

HOUSING 
The architectural style, size, and appearance of 
the homes in Hatboro are a large part of what 
creates the character of the neighborhoods. 
About 66 percent of Hatboro’s land area is 
used for residential purposes; this counts the 
footprint of the houses, apartments, yards, 
driveways, and garages that are used by 
residents of Hatboro. This section provides a 
look at the existing housing in Hatboro – the 
size and architectural style of the homes, how 
much they cost, and how many of the housing 
units are vacant. Then, housing units built 
recently and housing developments that are in 
progress are examined. Finally, this section looks 
at how the forecast increase in population might 
be accommodated in households.

Home Characteristics
The median home in Hatboro has 1,479 square 
feet of living area and was built in 1950.2 Many 
Hatboro homes are modest in size, allowing 
more affordable price points with access to the 

2  This was calculated using Montgomery County Board of Assessments Data as of 12/5/17, which 
may have some inaccuracies, especially for the oldest buildings.
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Map 5.4: size oF singLe-FaMiLy attacHeD anD singLe-FaMiLy DetacHeD DWeLLing units

 Source: Montgomery County Board of Assessments
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great community that Hatboro has to offer. The 
Montgomery County Board of Assessments 
estimates that there are over 600 homes in 
Hatboro that are Cape Cod style, making up the 
largest share of the housing stock (27 percent). 
Cape Cods are typically 1.5 story homes, often 
desirable as a first home purchase for younger 
adults or a home to downsize into for seniors. 
Although the majority of Hatboro housing units 
are small or medium-small in size, there are also 
some larger homes, creating a nice variety of 
sized homes available in the borough.

tabLe 5.2: HoMe size

HOME SIZE SQUARE FEET OF 
LIVING AREA

NUMBER OF 
HATBORO HOMES

Small 1,200 or less 633

Medium-small 1,201 to 1,800 1,009

Medium-large 1,801 to 2,400 474

Large 2,401 or greater 128

Source: Montgomery County Board of Assessments

Home size in the United States has increased 
dramatically over time, but the size of new 
homes in Hatboro has not increased nearly as 
much as the county or country. The average 
square footage of a newly constructed home in 

the United States in 1950 was 983 square feet,3 
but the median size of a newly built single-family 
home increased to 2,422 square feet in 2016.4 
In Montgomery County, the size of a new home 
was even larger than the national average – a 
median of 3,155 square feet for a single-family 
detached dwelling. New construction in Hatboro 
is not particularly following county-wide trends; 
the Hatboro Station townhomes currently under 
construction by Toll Brothers are around 1,750 
square feet per home. 

Housing Costs
Owner-occupied homes in Hatboro have a 
median value of $254,800.5 County-wide that 
figure is $299,300, making Hatboro a more 
affordable place to live than many. Renters 
in Hatboro pay a median rent of $1,194 per 
month.6 This is very similar to the county-wide 
median rent figure. 

3  U.S. Dept. of Labor, New Housing and Its Materials, 1940-1956, 1958, available at : https://
fraser.stlouisfed.org/scribd/?title_id=4503&filepath=/files/docs/publications/bls/
bls_1231_1958.pdf

4  https://www.census.gov/construction/chars/highlights.html

5  U.S. Census, American Communities Survey, 2013-2017.

6  U.S. Census, American Communities Survey, 2013-2017.



People, Community and Government 203

Source: U.S. Census, American Communities Survey, 2013-2017

Source: U.S. Census, American Communities Survey, 2013-2017

0

$50,000

$100,000

$150,000

$200,000

$250,000

$300,000

$350,000

Mon
tgo

mer
y C

ou
nt

y

Upp
er

 M
or

ela
nd

Hor
sh

am

So
ud

er
to

n

Amble
r

Hatb
or

o

0

$300

$600

$900

$1,200

$1,500

Mon
tgo

mer
y C

ou
nt

y

Upp
er

 M
or

ela
nd

Hor
sh

am

So
ud

er
to

n

Amble
r

Hatb
or

o
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Housing Types
The majority of residential land area in the 
borough is used for single-family detached 
homes. Although multi-family and mixed-use 
housing are only 9.2 percent of land area, there 
are over 1,000 residential multi-family housing 
units. Two of the multi-family developments 
in Hatboro are age-restricted, totaling 306 
units reserved for seniors only. One of these, 
Moreland Towers, offers rents at below market 
rates for low-income seniors.

The percentage of single-family detached homes 
in Hatboro is more like surrounding townships 
and the county as a whole than the comparison 
boroughs. Only 34 percent of Ambler’s housing 
units are single-family detached homes, while 
in Hatboro that is 54 percent. Multi-family 
numbers are more similar to other boroughs. 
Hatboro’s residential character blends in well 
with the surrounding townships.

tabLe 5.3: Housing types avaiLabLe 
TYPE OF RESIDENTIAL 

USE
ACREAGE OF 
LAND USED

PERCENTAGE OF 
TOTAL LAND ACREAGE

NUMBER OF 
HOUSING UNITS

Single-family detached 408 53.2% 1,635

Single-family attached 48 6.3% 377

Multi-family* 70 9.2% 1,026

Total Residential Use 526 68.7% 3,047+

Source: Montgomery County Board of Assessments and U.S. Census, American Community Survey, 2013-2017)
*includes mixed-use
+Census Data counts 11 housing units such as RVs or vans. These are included in the total.

tabLe 5.4: percentage oF units oF eacH type

SINGLE-FAMILY 
DETACHED

SINGLE-FAMILY 
ATTACHED

MULTI-FAMILY

Hatboro 53.7% 12.4% 33.7%

Ambler 33.9% 25.3% 40.4%

Souderton 40.6% 25.7% 32.6%

Horsham 57.3% 22.8% 19.6%

Upper Moreland 58.6% 6.6% 34.5%

Montgomery County 54.2% 20.7% 24.2%

Source: U.S. Census Bureau, American Communities Survey, 2013-2017
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Housing Unit Occupancy
Hatboro has approximately 3,000 housing units, 
including both owner-occupied and rental units. 
Nearly all of those units are occupied, indicating 
that there may be a strong desire for housing 
in the borough. A high occupancy rate typically 
correlates with less residential blight and higher 
housing prices. It is an indicator of probable 
development interest in the borough. 

tabLe 5.5: occupieD Housing units

GEOGRAPHY TOTAL HOUSING UNITS OCCUPIED HOUSING UNITS

Hatboro 3,047 98.6%

Ambler 2,719 97.5%

Souderton 2,776 94.7%

Horsham 10,054 98.3%

Upper Moreland 10,474 92.1%

Montgomery County 331,100 94.5%

Source: U.S. Census Bureau, American Communities Survey, 2013-2017

New Housing
Table 5.6 shows new housing construction in 
Hatboro in the past five years. There were 47 
single-family homes and 77 multi-family dwellings 
constructed during this time period, for a total of 
124 new housing units in Hatboro. Most of the 
single-family homes were attached units, many of 
them in Hatboro Station Townhomes.
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There are two new housing developments in 
progress in Hatboro. The 72-unit townhouse 
(single-family attached) community of Hatboro 
Station is being constructed by Toll Brothers 
east of the train station and just north of 
Fulmor Avenue. Jacksonville Green is both new 
construction and adaptive reuse of industrial 
buildings that will result in 87 new apartments. 
This development is located between the train 
tracks and Jacksonville Road along the south side 
of Meadowbrook Avenue. 

With development continuing and vacancy rates 
low, ensuring that a variety of price points are 
available for housing becomes harder because 
housing costs and property tax rates tend to 
rise under these conditions. Taking steps to 
assist homeowners in staying in their homes and 
ensuring that a variety of sizes and price points 
of housing are available will help Hatboro remain 
a mixed-income community with a variety of 
types of residents. 

Hatboro is a desirable place for seniors to reside 
both in the senior housing units and in the 
smaller single-family homes. With train and bus 
access and local neighborhood shops, Hatboro is 
friendly to those who may have limited mobility 
or who are unable to drive. As people age, 
mobility becomes an increasing challenge for 
many. Ensuring future housing is at minimum 
“visitable” by those with mobility challenges 
will make Hatboro an even more welcoming 
community for the elderly and disabled. 
Visitability means that there is at least one no-
step entrance to a home, a first-floor bathroom, 
and 32” wide doorways on the first floor. 
Visitability ensures someone using a walker or 
wheelchair can at least visit a home. 

tabLe 5.6: Housing DeveLopMent, 2014-2018.
SINGLE-FAMILY 

DETACHED
SINGLE-FAMILY 

ATTACHED
MULTI-FAMILY TOTAL NEW 

UNITS
2014 2 0 30 32

2015 1 0 0 1

2016 1 0 0 1

2017 0 12 5 17

2018 2 29 42 73

5-year total 6 41 77 124

Source: “2018 Housing Units Built,” Montgomery County Planning Commission

Accessory dwelling units (ADUs), sometimes referred to as “in-law suites” 
or “granny f lats,” can allow multiple generations of a family to live together 
while allowing relatives to maintain independence. ADUs create an attached 
or detached extension to an existing single-family structure that can function 
as a separate, complete housekeeping unit with a separate entrance, kitchen, 
sleeping area, and full bathroom facilities. ADUs are typically more affordable 
units and can be designed to f it in seamlessly with the existing structure and 
neighborhood. If desired by the community, ADUs can be restricted so that 
they may only be rented to extended family members of the homeowners.
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BUILDING THE FUTURE

Goal: Ensure that Hatboro continues to 
have a wide variety of housing types in 
the borough to meet the needs of diverse 
residents.

Recommendation: Ensure that there are 
housing options at a variety of cost levels in the 
borough. 

Strategy: Allow Accessory Dwelling Units 
in some residential zoning districts to assist 
with aging in place and affordability. Include 
appropriate restrictions and regulations to 
ensure these additional units blend in well with 
the neighborhood.

Strategy: Evaluate allowing “tiny houses” in 
some zoning districts to maintain affordability. 

Recommendation: Enforce all building and 
zoning codes; inspect all permits for compliance. 

Strategy: Refer residents who may not have 
funds for repair of their homes to Montgomery 
County Navicates or other programs for 
assistance.

Recommendation: Ensure that people with a 
variety of mobility needs can be accommodated 
as residents of and visitors to housing in 
Hatboro.

Strategy: Consider requiring “visitability” 
standards for new single-family housing, 
or creating zoning incentives for including 
visitability components.

Accommodating  
Future Housing
Hatboro’s population has held relatively 
steady in recent years, but additional 
residents are anticipated to move to 
Hatboro in the future. By 2040, DVRPC 
forecasts that Hatboro’s population will be 
8,240 residents; an additional 804 people 
above the current count. At the existing 
average household size of 2.47 persons 
per residence,7 the additional population 
will make up 326 new households. With 
a current dwelling unit occupancy rate 
of near 99 percent, nearly all of the 
forecast population growth will need to be 
accommodated in new dwelling units. 

Some new housing units are already 
proposed, planned, or under construction, 
including: Hatboro Station Townhomes 
on Warminster Road, Victorian Village 
II on South York Road, and a corner 
parcel at Springdale and Summit Avenues. 
Developers and property owners may avail 
themselves of several options to create 
additional dwelling units under the existing 
zoning. Single-story buildings in RC-1 
and RC-2 have the potential for upper 

7  Average household size has remained relatively stable over the past 20 years, so the 
current figure is used to project to 2040. If household size changes over time, the 
number of future households may need to be adjusted. See also People, Community, 
& Government for a table showing past household size.
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floor apartments, and properties located in 
the mixed-use district or within the mixed-use 
overlay have the potential to be converted from 
industrial to housing and commercial space. 

Subdividing parcels is another potential source 
of additional units. Parcels that may be possible 
for subdivision are identified on Map 5.5 in red. 
These parcels have at least double the minimum 
lot size and double the minimum lot width for 
their zoning district, and thus may meet the 
zoning requirements to subdivide and build 
multiple structures.8 

In order to ensure that infill development 
in neighborhoods fits in with existing 
neighborhood character, Hatboro may find 
it helpful to incorporate some principles of 
“form-based zoning.” Using form-based zoning, 
building massing (shape and form), height, build-
to line, lot layout, and density can be required to 
align with what is already existing on that block 
or in that immediate neighborhood. Design 
features of the building and elements that shape 
the public realm can be regulated to ensure 
integration with surrounding housing.9

8  This analysis does not go into depth with regards to other ordinance requirements that may 
limit the ability to develop on some of these parcels. 

9  See https://formbasedcodes.org for more information and examples.

A preliminary look indicates that the existing 
zoning has the potential to accommodate 
that predicted growth. As Hatboro’s zoning is 
revised and updated, any changes should ensure 
that future households can be accommodated. 
Open space should be protected and not used 
for accommodating future housing. 

BUILDING THE FUTURE

Recommendation: Meet the housing 
needs of current and future residents by 
regularly planning for forecast population 
change.

Recommendation: Preserve the diverse 
range of housing types, building materials, 
and architectural styles that contribute to 
the character and historic identity of the 
residential community.

Recommendation: Protect 
neighborhood character in residential zoning 
districts impacted by infill development.

Strategy: Incorporate “form-based zoning” 
principles into the Zoning Ordinance that 
require new development to match existing 
neighborhood architectural styles.
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PLANNING AND ZONING
Hatboro has a five-member appointed Planning 
Commission that meets monthly, as needed, 
to review subdivision and land development 
proposals. The Borough Planning Commission 
is also involved in zoning changes and long-
range planning. The borough’s current zoning 
ordinance allows for eleven zoning districts 
and five overlay districts. The details of the 
ordinance should be reviewed on a regular basis 
and adjusted based on trends in development, 
new case law, and the needs and interests of  
the community. 

This plan should also be reviewed and updated 
on a regular basis. In the near term, a brief 
demographic update is advised after the results 
of the 2020 census have been tabulated. This 
plan should be reviewed every 1-3 years and 
progress on the goals and recommendations 
evaluated. The Municipalities Planning Code  
(PA Act 247, 1968) requires this plan be updated 
after 10 years.

Other planning efforts should be undertaken 
proactively to ensure that Hatboro is ready to 
address any problems or opportunities that 
arise. Public participation should always be a 
part of planning efforts and studies. Other types 
of plans that may be helpful for Hatboro include 
active transportation planning (for pedestrians 
and bicycles), historic preservation planning, 
economic development or revitalization 
planning, traffic or parking studies, and 
sustainability planning.

BUILDING THE FUTURE

Goal: Ensure borough zoning and 
subdivision and land development 
(SALDO) ordinances are reviewed 
frequently to adapt to changing laws, 
conditions, and uses. Ensure long-
range planning takes place in a regular 
fashion with periodic updates to larger 
planning efforts.

Recommendation: Maintain an up to 
date and relevant comprehensive plan for 
the borough.

Strategy: Update the demographics in this 
plan after the results of the 2020 Census are 
released.

Strategy: Review the Comprehensive Plan 
document every 1-3 years and evaluate 
progress on goals and recommendations.

Recommendation: Undertake plans and 
studies proactively and as the need arises. 

Strategy: Discuss possible planning 
needs with chief of police, public works 
superintendent, downtown development 
director, emergency management 
coordinator, code enforcement officer,  
and others.

Strategy: Always include public participation 
opportunities in planning efforts to ensure 
the results reflect the needs and desires of 
the community.
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Map 5.6: existing zoning
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FUTURE LAND USE
Creating a future land use map involves 
incorporating and integrating many elements 
including existing conditions, trends, data, and 
the desires of the community. The future land 
use map for Hatboro originates with existing 
land use and zoning, then accounts for land use 
trends, ensures protection of open spaces, and 
directs development to logical and desirable 
locations. Land use trends impacting Hatboro 
include infill development and the conversion 
of industrial use to residential. These echo 
a county-wide trend of greater interest in 
multi-family housing and a renewed interest 
in walkable town centers. The residents of 
Hatboro desire a strong commercial corridor, 
protection of open space, and integrating 
future development into the community. These 
components work together to create the land 
use categories and map below.

The future land use map identifies several 
locations that may be appropriate for 
additional density; more housing and office 
uses immediately surrounding the commercial 
corridor will better support the businesses 
there. A quarter-mile radius around the 
commuter rail station is shown, identifying 
an area well-suited for denser residential and 
office infill development. The close proximity 
to the train station will reduce car dependence 
for those residents and workers because it is a 
short walk from transit. As residential density 
increases in the area near Jacksonville Road, 
adding new small-scale commercial uses that 
support those residents is appropriate. Other 
areas are identified for conservation; there is a 
buffer along all waterways, indicating areas that 
should be protected from development in order 
to improve water quality and prevent flooding. 

Future Land Use Categories
The areas described below represent major 
categories of land use function. This map should 
guide future zoning and development decisions. 

BUILDING THE FUTURE

Recommendation: Update the 
borough’s zoning code to align with 
recommendations in this plan.

Strategy: Revise borough zoning districts and 
code to align with the future land use map.

Recommendation: Increase permitted 
density along and immediately adjacent to 
the primary commercial corridor and close 
to the train station.

Strategy: Create a Transit Oriented 
Development (TOD) overlay within a 0.25 
mile radius around the train station.

Strategy: Encourage placemaking around the 
train station with some additional businesses 
and redevelopment.

Strategy: Work with SEPTA to allow a cafe in 
the train station building.

However, this map is not a zoning map, and exact 
implementation of this in the zoning ordinance 
may have additional districts and will have much 
more detailed descriptions and standards.

Open space, parks, and institutional 
uses can be found in all land use areas. Riparian 
areas should be protected from further 
disturbance and planted consistent with the 
recommendations in Chapter 4 where feasible.

Neighborhood Residential – Walkable 
suburban neighborhoods of single-family detached 
and semi-detached (twins, duplexes) homes. New 
development should match existing character. 

Town Residential – All residential housing 
types are permitted, including larger multi-family 
apartments. Neighborhoods should still be 
walkable and pleasant. 

Highway Business and Industrial –  
Auto-oriented and industrial uses are 
most appropriate in areas with access to 
major roadways outside of the town center 
(County Line Road and Warminster Road). 
Manufacturing, industrial office, warehousing, 
and other industrial uses are appropriate 
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Map 5.7: Future LanD use

Riparian buffer

Quarter-mile radius

Future Land Use Category

Neighborhood Residential

Town Residential

Residential Office

Town-center mixed-use

Secondary mixed-use

Community Mixed-use

Highway business

Industrial Office

Parks and Public Space

n
York W

ar
m

in
ste

r

County line

Moreland

Mill

L
in

de
n

Home

Bybe
rry

Loller

Penn

C
he

ste
r

Fulmor

N
ew

Ja
ck

so
nv

ill
e

Horsham

Montgomery

Tanner

Lehman

B
onair

L
in

co
ln

R
orer

James

Crooked billet

Williams

Su
mmit

Je
�e

rs
on

Sp
rin

gd
al

e

Academy

Bright

Shirley

Lancaster

M
or

eb
or

o

W
in

ds
or

C
on

tin
en

ta
l

B
ro

ad

Norwyn

Madis
on

E
ar

l

Barbara

O
ak

da
le

Harding

Edward

Fairview

Spring

M
anor

Cent
ral

W
in

do
ve

r

Warren

Belmar

Lacey

Pa
rk

H
ar

ris
on

Franklin

O
rchard

D
rexel

Wilson

Meadowbrook

W
oo

d

Cresc
ent

Terrace

Timber

A
bbotts

Drum
mers

B
ank

Monument

Hunte
rs

Pershing

Lycoming

Villa
ge

L
antern

Pi
ne

 T
re

e

Yorks
hire

Sa
w

to
ot

h

H
orseshoe

M
anchester

Green
 lan

e
Independence

Monument

Penn

Summit

Penn

Lehman

Pennypack

C
reek

332

263

0 0.1 0.2 0.3 0.4 0.5
Miles

Borough of Hatboro
MONTGOMERY COUNTY, PA



214 Hatboro 2040 Comprehensive Plan

where industrial uses are shown on the map. 
Auto-oriented commercial uses such as drive-
throughs, vehicle sales and repair, gas stations, 
and any type of parcel configurations with 
the parking lot adjacent to the street are 
appropriate around the intersection of North 
York Road and County Line Road. They may 
also be appropriate in some of the areas shown 
as industrial. Auto-oriented uses should only be 
permitted in these areas, and not in the center 
of the borough. Office and service oriented 
businesses are also permitted. In certain areas, 
denser residential housing types may also be 
appropriate. 

Residential Office – Residential uses 
and small-scale offices blend together in 
neighborhoods that are on busier streets or 
adjacent to denser areas. Residential Office 
areas are still pedestrian oriented and have a 
neighborhood feel. Land uses include single-
family detached and single-family attached. 
Conversion of existing residential to small-
scale professional and business offices is only 
permitted in single family homes. Design 
standards should be implemented that require 
office uses to keep the look and feel of a 
residential neighborhood.

Town Center Mixed-Use – Traditional 
pedestrian oriented downtown commercial and 
mixed-use buildings. All first floor spaces facing 
the street or sidewalk should be commercial 
uses. Upper floor and the rear portions of 
buildings can be residential or office. Retail, 
restaurants, arts & entertainment, and personal 
services are the primary uses on first floors. 
Historic buildings should be preserved.

Secondary Mixed-Use – Secondary mixed-
use areas serve smaller concentrations of 
residents off of Main Street or create connecting 
corridors between the train station and the 
commercial area. All uses from Town Center 
Mixed-Use are also permitted here, but first 
floor residential and multi-family housing are 
also allowed. Commercial uses are pedestrian 
oriented.

Community Mixed-Use – A variety of 
housing types, including denser configurations, 
support the main commercial district and the 
train station area. Multi-family and single-family 
attached dwellings are found here, in addition to 
the lower density housing that is also permitted 
in other areas. Office uses may be larger than 
in Residential Office. Limited commercial uses 
such as coffee shops, corner stores, and small 
restaurants are permitted. Uses are pedestrian 
oriented.
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GOALS, RECOMMENDATIONS, AND STRATEGIES FOR 
LAND USE AND HOUSING

A table of partner acronyms can be found in the introduction on page 9.

PRIORITY 2: HOUSING VARIETY
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure that Hatboro continues to have a wide variety of housing types in 
the borough to meet the needs of diverse residents. 

Recommendation Enforce all building and zoning codes; inspect all permits for compliance.  ongoing

Strategy Refer residents who may not have funds for repair of their homes to 
Montgomery County Navicates or other programs for assistance.

 ongoing

Recommendation Ensure that there are housing options at a variety of cost levels in the 
borough. 

MCPC, HPC ongoing

Strategy Allow Accessory Dwelling Units in some residential zoning districts to 
assist with aging in place and affordability. Include appropriate restrictions 
and regulations to ensure these additional units blend in well with the 
neighborhood.

5-10 years

Strategy Evaluate allowing “tiny houses” in some zoning districts to maintain 
affordability. 

10+  years

Recommendation Preserve the diverse range of housing types, building materials, and 
architectural styles that contribute to the character and historic identity of 
the residential community.

MCPC, HPC 10+ years

Recommendation Protect neighborhood character in residential zoning districts impacted by 
infill development.

MCPC, HPC ongoing

Strategy Incorporate “form-based zoning” principles into the Zoning Ordinance that 
require new development to match existing neighborhood architectural 
styles.

5-10 years

Recommendation Ensure that people with a variety of mobility needs can be accommodated as 
residents of and visitors to housing in Hatboro.

MCPC, HPC, 
HBS

5-10 years

Strategy Consider requiring “visitability” standards for new single-family housing, 
or creating zoning incentives for including visitability components. So that 
people in wheelchairs can visit homes, visitibility is: a no-step entrance, 1st 
floor bathroom, and 32” wide doorways on the 1st floor.

3-5 years

Recommendation Meet the housing needs of current and future residents by regularly planning 
for forecast population change.

DVRPC, 
MCPC, HPC

ongoing
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PRIORITY 3: ZONING & SALDO
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure borough zoning and subdivision and land development (SALDO) 
ordinances are reviewed frequently to adapt to changing laws, conditions, 
and uses. Ensure long-range planning takes place in a regular fashion with 
periodic updates to larger planning efforts.

Recommendation Update the borough’s zoning code to align with recommendations in this 
plan.

MCPC, HBS, 
HPC

0-3 years

Strategy Revise borough zoning districts and code to align with the future land use 
map.

0-3 years

Recommendation Allow for new uses in zoning districts where they are appropriate. New uses 
may include co-working space, experiential entertainment like escape rooms, 
indoor toddler play areas, and other emerging uses.

MCPC, HBS, 
HPC

5-10 years

Recommendation Maintain an up to date and relevant comprehensive plan for the borough. MCPC, HPC 3-5 years

Strategy Update the demographics in this plan after the results of the 2020 Census 
are released.

0-3 years

Strategy Review the Comprehensive Plan document every 1-3 years and evaluate 
progress on goals and recommendations.

3-5 years

Recommendation Undertake plans and studies proactively and as the need arises. MCPC, HPC, 
HPD, HPWD, 
ENG, DDD

5-10 years

Strategy Discuss possible planning needs with chief of police, public works 
superintendent, downtown development director, emergency management 
coordinator, code enforcement officer, and others.

 ongoing

Strategy Always include public participation opportunities in planning efforts to ensure 
the results reflect the needs and desires of the community.

 ongoing

PRIORITY 4: APPROPRIATE LAND USES
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure land uses throughout the borough are appropriate for their location 
and have proper buffer, light, noise, and other regulations that allow them to 
coexist harmoniously.

Recommendation Increase permitted density along and immediately adjacent to the primary 
commercial corridor and close to the train station.

MCPC, HPC 0-3 years

Strategy Create a Transit Oriented Development (TOD) overlay within a 0.25 mile 
radius around the train station.

3-5 years

Strategy Encourage placemaking around the train station with some additional 
business and redevelopment.

0-3 years

Strategy Work with SEPTA to consider allowing a café in the train station building. 5-10 years

Recommendation Improve areas with land use mix challenges by implementing zoning changes 
to improve compatibility, improving the streetscape, and prioritizing code 
enforcement.

MCPC, ESH, 
HPC

3-5 years

Strategy Develop incentives that will establish a small-scale secondary town center 
along Jacksonville Road that will serve the needs of residents of that part of 
the borough but not compete with Main Street. 

10+ years

Strategy Use zoning, subdivision, and economic development tools to cultivate an 
appropriate mix of land uses for the Tanner Farms neighborhood. Strive for 
complementary and coordinated uses.

5-10 years

Strategy Create zoning standards to allow low-impact office uses in residential 
neighborhoods along busier corridors. 

3-5 years

Recommendation Promote appropriate revitalization and reinvestment in industrial use areas 
by supporting industrial uses or allowing conversion to other uses.

MCPC, HPC 5-10 years

Strategy Allow certain types of small-scale, light manufacturing in zoning districts 
where offices are permitted. (E.g. maker spaces, 3D printing, research & 
development)

3-5 years

Strategy Use signage and streetscaping to establish an identifiable industrial district of 
Hatboro.

5-10 years
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PRIORITY 5: PARKING
TYPE DESCRIPTION PARTNERS TIMELINE

Goal Ensure parking is logical, reasonable, and strategically located.

Recommendation Conduct a comprehensive parking study, followed by regular updates of 
ordinances and policies. 

MCPC, ENG, 
HBS, HPC, 
HBPC

3-5 years

Strategy Include education and enforcement with any parking policy changes. 0-3 years

Strategy Utilize the borough parking commission’s time and interest to support the 
formation of ongoing recommendations and strategies for managing parking 
in Hatboro.

ongoing

Strategy Identify underutilized parking spaces in the borough and consider potential 
alternate uses such as pocket parks, green space, or bicycle parking.

10+ years

Recommendation Monitor and enforce on-street parking throughout the borough to ensure an 
adequate parking supply for residents and visitors.

HPD, HBPC 0-3 years

Strategy Use signage and yellow paint to ensure drivers can easily tell where parking is 
permitted, especially at irregular intersections or intersections with gradually 
curving curb lines.

0-3 years

Strategy Update meters to styles that accept electronic payments. 5-10 years

Recommendation Encourage shared parking among businesses, including appropriate signage. 
Even two businesses joining their lot can have a positive effect on the parking 
capacity.

DDD, HCOC, 
HBPC

10+ years

Strategy Work with private lot owners to post public hours during which vehicles may 
park in their lots for other uses (when their business is closed).

5-10 years

Recommendation Ensure patrons of municipal lots understand the types of parking available 
and can easily access the parking that best meets their needs.

HBPC, HCOC, 
DDD

3-5 years

Strategy Put the borough’s parking map on the borough website, and share it with 
businesses to post if they wish.

0-3 years

Strategy Install new signage in Bank St. and Moreland Ave. lots to help drivers 
understand the parking options.

0-3 years

Strategy Regularly evaluate the usage in borough-owned lots and adjust the types of 
parking available to meet the needs of lot users.

3-5 years

Recommendation Ensure permanent easement or municipal ownership of walkways to 
borough lots from York Road. Ensure that using these walkways is a pleasant 
experience for pedestrians.

DDD, HCOC, 
HBPC

10+ years

Strategy Paint and decorate these walkways to create an appealing pedestrian space 
connecting parking with businesses.

5-10 years

Strategy Install lighting for pedestrians at the edges of parking lots and through 
connecting walkways to York Road.

5-10 years

Strategy Implement pedestrian-oriented wayfinding between the municipal lots and 
the York Road business district.

5-10 years
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Other Planning Efforts
New planning efforts can be informed by other planning work to strengthen recommendations 
or find collaborators. Past planning efforts in Hatboro are summarized below along with current 
and recent planning efforts from surrounding municipalities, Montgomery County, and the Greater 
Philadelphia Region. 

included, as well as the redesign of parking 
areas, and better connections from the 
train station to Main Street. The plan also 
recommends pedestrian enhancements 
including additional crosswalks on Main Street, 
pedestrian bulb-outs, and textured crosswalks. 
Improvements to the streetscape on Jacksonville 
Road are recommended as well.

HATBORO’S PLANNING 
EFFORTS
Hatboro’s past planning efforts include the 
Comprehensive Plan Report for Hatboro from 
1972 and the Borough of Hatboro Business 
District Study from 1990. More recent plans are 
described below.

Hatboro Comprehensive Plan and 
Revitalization Strategy, 2004
This plan recognizes that Hatboro needs a 
healthy business sector to maintain adequate 
municipal cash flow without raising taxes. It 
advocates for traditional neighborhood and 
downtown development, protecting open space 
and natural features, and increasing the office 
sector. 

The plan advocates for improving the physical 
appearance of Hatboro’s Main Street, attracting 
the types of businesses that make Hatboro’s 
shopping district unique, and improving 
pedestrian connections on York Road. 
Specific improvements to wayfinding were 
recommended, including directional signage 
leading to public parking lots. Recommendations 
for public art and historic preservation are 
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Recommendations for parks and community 
facilities include updating play equipment 
and sports courts/fields in the parks, and 
assessing the possibility of providing recreation 
programming. In addition, doing a borough-
wide master plan for Hatboro’s park system 
is recommended, with the possibility of 
creating walking trails that would connect the 
parks. The plan also recommends stormwater 
improvements in certain areas and educating 
borough residents about recycling.

A number of recommended revisions to the 
zoning code were part of the plan, including 
consolidation and simplification of zoning 
districts, adjustments to the sign ordinance, 
updating the permitted uses in various 
zoning districts, adding provisions for historic 
preservation, and updating setbacks and buffer 
requirements in some districts.

Hatboro Open Space Plan, 2005
The 2005 Hatboro Open Space identifies 
the open space and recreation needs of the 
community at the time the document was 
written.  The plan makes recommendations 
for improved green infrastructure, historic 
preservation, environmental character, 
parks, greenways, and recreation facilities/
programming.  Many of the recommendations 
in the plan are still relevant today including 
streetscape improvement recommendations to 
the York Road corridor and park designs for 
Eaton and Memorial parks. In addition, the plan 
identifies priority areas for conservation and 
land acquisition opportunities. 

Hatboro Elm Street Plan, 2006
The Elm Street Plan was prepared for the area 
around Jacksonville Road (County Line Road 
to Byberry, just east of York Road to Jefferson 
Ave/Wood St/New St.). Some of the plan’s 
recommendations for the Elm Street area 
include improved code enforcement, adaptive 

reuse of industrial building, more bike racks, 
more sidewalks, and improved pedestrian 
connections from this planning area to York 
Road and other destinations outside the 
study area. In addition, the plan recommends 
improvements to lighting and gateways to the 
area, and the preservation of any remaining 
open space. Quite a bit of attention was paid to 
pedestrian safety and streetscape enhancements, 
including recommendations for decorative 
paving materials at certain intersections, 
additional street trees, burying power lines, curb 
bulb outs, decorative paving along the sidewalks, 
and new curbs.

PLANNING EFFORTS 

IN SURROUNDING 
MUNICIPALITIES
Upper Moreland  
Comprehensive Plan, 2019
The Upper Moreland Comprehensive Plan is 
in progress, and is expected to be adopted 
in 2019. The plan calls for an increase in 
cooperation with neighboring municipalities, 
especially in the areas of roadway investments, 
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trail planning (a connection to Miller Meadow 
is specifically mentioned), stormwater 
management, and monitoring and responding 
to groundwater contamination issues. The 
plan identifies flooding issues in several areas 
along Warminster Road, and references the 
Stormwater Plan (below), which calls for 
stormwater improvements in Hatboro to 
reduce flooding in Upper Moreland. The plan 
prioritizes completing the sidewalk network in 
five locations, including along Byberry Road and 
Warminster Road to connect with Hatboro. 

Other recommendations of the plan include 
simplified zoning districts, improved pedestrian 
connections across Route 611, greater “sense of 
place,” historic interpretive signage, providing 
some environmental education for the public, 
consideration of a Business Improvement District 
(BID) for Willow Grove, allowing Accessory 
Dwelling Units on single-family lots, creating a 
bicycle plan, and adopting an official map.

The future land use map designates most 
of the area adjacent to Hatboro as “SR – 
Suburban Residential,” with a few small area 
along Warminster Road designated as “CMU 
– Commercial/Mixed Use.” These designations
are compatible with land uses on the Hatboro
side of the municipal line.

Upper Moreland Township 
Stormwater Improvement  
Implementation Plan, 2013
This plan identifies five locations for new or 
improved stormwater management facilities that 
would have the greatest impact on stormwater 
problems in Upper Moreland Township. Two 
of the five locations are on land owned by 
Hatboro: Hatboro Little League fields and 
Hatboro Memorial Park. This plan recommends 
dialogue with other municipalities about creating 
a regional stormwater management authority to 
address stormwater issues.

Other Upper Moreland Planning 
Efforts
Upper Moreland Township has also conducted 
a number of other planning efforts surrounding 
revitalization. These include:

▪ Willow Grove Redevelopment Plan; Expan-
sion Area, Phase 1, 2014

▪ Upper Moreland - Willow Grove Signage
and Wayfinding Master Plan – Schematic
Design, 2013

▪ Upper Moreland Township Revitalization
Plan, 2012

▪ Willow Grove Redevelopment Area: Ve-
hicular and Pedestrian Traffic Improvement
Feasibility Study, 2007

These plans focus primarily on the Willow 
Grove area, calling for more dense development 
close to the core of Willow Grove, a wider 
mix of land uses, improving the streetscape, 
additional parking, improving wayfinding and 
signage/branding, and improvement of the train 
station.

Upper Moreland has also completed many plans 
related to open space, parks, and recreation:

▪ Veterans’ Memorial Park Master Plan, 2010

▪ Veterans’ Memorial Park Natural Areas
Stewardship Report, 2009

▪ Upper Moreland Comprehensive Parks and
Recreation Plan, 2007

▪ Open Space Plan: Upper Moreland Town-
ship, 2006

▪ Mill Creek Park Master Plan, 2005

▪ Boileau Park Master Plan, 2003
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Warminster Township  
Comprehensive Plan, 2018

Warminster Township completed an update 
of their comprehensive plan in the summer 
of 2018. Plan recommendations include: no 
additional new commercial development in 
the Township, reducing minimum parking 
requirements, examining the Jacksonville 
Road corridor in the Township for possible 
future improvements. Warminster also plans 

to establish a comprehensive greenway and 
trail network, including collaboration with 
neighboring municipalities to create trail 
connections. Their plan calls for focusing on 
providing pedestrian and bike trail connections 
to schools, parks, community facilities, and 
public transportation.

Adjacent future land uses in Warminster include 
lower-density residential, commercial along York 
Road, a small area of mixed-use town center 
between Evergreen Ave. and Madison Ave., 
higher density residential, institutional, and 
industrial around the Jacksonville Road area. 
(See map below for Warminster’s future land 
use designations.)

Other recent Warminster Township Planning 
efforts include the Warminster Township 
Facilities Study (2016) and the Warminster 
Township Park Recreation and Open Space Plan 
Update (2010).
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Horsham Business Parks  
Master Plan, 2016

This plan reimagines the area between Blair 
Mill Road, Welsh Road, New Road, and Manor 
Road in Horsham Township. It is currently a 
business park with primarily office uses and 
some industrial uses. Recommendations include 
introducing residential and commercial uses 
into the area and emphasizing walkable, dense 
development over single use car-oriented 
development. The plan imagines a core mixed-
use area along Witmer Road with a public 
square, over 500 apartments, entertainment 
uses, restaurants, and retail. 

Horsham Township  
Comprehensive Plan, 2011

This plan addresses the potential redevelopment 
of the Willow Grove Naval Air Station (NAS) in 
depth. It recommends the NAS be developed 

as a traditional town center, and that the site 
include recreation areas, employment centers, 
and a future school. 

Additional recommendations are made for the 
Route 611 corridor, including reuse of vacant 
properties, improved traffic flow, new sidewalks, 
and a possible Business Improvement District.

DELAWARE VALLEY 
REGIONAL PLANNING 
COMMISSION PLANNING 
EFFORTS

DVRPC Connections 2045
DVRPC Connections 2045 outlines a future 
vision of the region based on analysis of 
trends and forces, along with feedback from 
public outreach.  The plan contains five core 
principles: sustain the environment, develop 
livable communities, expand the economy, 
advance equity and foster diversity, and create 
an integrated, multimodal transportation 
network.  To help sustain the environment, this 
plan aims to permanently protect one million 
acres of open space and to reduce greenhouse 
gas emissions by 80 percent by the year 2050.  
Developing livable communities can be achieved 
by focusing growth around Centers. Hatboro 
is designated in the plan as a Town Center.  
The plan hopes that Centers of all sizes will 
be developed in an effort to create thriving, 
pedestrian-friendly communities.  Investing in 
Centers will also expand the economy.  
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DVRPC Routes 611 & 263 Corridor 
Study Phase 1 Report, 2008

The study area for this plan includes parts 
of five municipalities along 611 and/or 263. 
Recommendations from this study that apply 
across this entire corridor include improving 
both bus and rail transit by installing more 
bus stop shelters, better coordinating bus 
and train schedules, improving crosswalks 
and sidewalks, especially in the vicinity of 
transit, expanding parking at train stations, 
and improving amenities close to train stations. 
Other improvements this plan suggests corridor-
wide include landscape medians for traffic 
calming and stormwater management, left turn 
lanes to improve traffic flow, pedestrian walk 
signals and continental-striped crosswalks at all 
signalized intersections, a continuous sidewalk 
network, bike routes with signage, and gateway 
treatments at all municipal boundaries.

Specific to Hatboro, the plan recommends: 

▪ encouraging shared parking arrangements,

▪ improving Miller Meadow, which the report
states is “underutilized and appears to be an
empty lot,”

▪ protecting more of the Pennypack Creek
corridor (land immediately adjacent to the
stream),

▪ improving crosswalks at railroad crossings,

▪ installing bicycle racks at train station,

▪ completing the sidewalk from the southern
border of Hatboro along York Road to the
downtown,

▪ reducing the number of lanes on the south-
ern portion of York Road from four to
three, and

▪ creating a transit-oriented development
overlay around the Hatboro regional rail
station.

DVRPC Routes 611 & 263 Corridor 
Study Phase 2 Report, 2009

Phase two of this study goes into more detail 
on some of the recommendations from phase 
one. In Hatboro, recommended train station 
improvements are to upgrade the station façade; 
improve waiting area; install benches, trash 
receptacles, and bike racks; and improve lighting 
at the station. The plan also recommends 
partnering with Clear Channel to install bus 
shelters that include advertising at the most 
highly utilized bus stops. These may be able to 
be installed at no cost to the municipality or 
SEPTA.

This study recommends coordination among 
municipalities to install wayfinding signage 
throughout the corridor. Signs would have a 
unified appearance and signage located in one 
municipality would direct passersby to locations 
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both within that municipality and in the other 
municipalities. [Note: regional signage like this 
was recently installed in seven municipalities in 
the Upper Perkiomen Valley.] 

The stretch of South York Road from Mill/
Warminster Road to Horsham Road was 
analyzed extensively for improvements. Several 
pages of diagrams show possible changes to the 
road, primarily a lane reduction, additional and 
improved sidewalks, and some green center 
medians. The plan recommends business district 
gateways in the center median at both end of 
the business district. Just south of Lehman Road 
and from the north near Crescent Road are the 
favored locations for these vegetated medians. 
A rendering of the southern gateway is included 
and shown above:

Rendering of southern gateway location (Source: DVRPC)

From Vision to Reality

MONTGOMERY COUNTY 
PLANNING EFFORTS
Montco 2040: A Shared Vision, 2015

The three themes of MontCo 2040: A Shared Vision 
are Connected Communities, Sustainable Places, 
and Vibrant Economy. Connected Communities 
can be achieved by improving the transportation 
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Map 6.1: Montco 2040 Land Use 
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options – priorities include adding new turnpike 
interchanges; improving the frequency of service 
on the Norristown, Warminster, and West 
Trenton lines; and extending the Norristown 
High Speed Line to King of Prussia. This plan calls 
for also connecting communities by expanding 
county trails and greenways, beginning with the 
completion of the Schuylkill Valley, Chester Valley, 
Pennypack, Wissahickon, and Cross County 
Trails. The proposed county trail system consists 
of 257 miles of trails, 84 miles of which have 
been constructed so far. The Cross County Trail 
will come close to Hatboro and will connect 
to the Powerline, Wissahickon Green Ribbon, 
and the Pennypack Trails. This creates a perfect 
opportunity to expand the local trails in Hatboro 
to eventually tie into the Cross County Trail. 

The Sustainable Places theme calls for 
improving stormwater management, providing 
opportunities for healthy lifestyles, and 
enhancing community character. The Vibrant 
Economy goals include flexibly adapting to 
market conditions to attract millennials and high 
tech, attracting and retaining businesses along 
with workforce training, and marketing the 
assets of Montgomery County.

MontCo Hazard  
Mitigation Plan, 2017

The county’s Hazard Mitigation Plan is updated 
every five years. An update was completed in 
late 2017 and all 62 municipalities in the county 
are asked to adopt the plan. A risk factor was 
calculated for each of 23 hazards. The four 

hazards with the highest risk factors in 
Montgomery County were floods, winter 
storms, hurricanes or tropical storms, and 
extreme temperatures. Flooding is a known 
hazard in Hatboro, and the concerns are 
familiar to the borough. Winter storms 
are another serious threat that is hard to 
mitigate, with power disruption, hazardous 
driving conditions, and tree damage being 
the major dangers associated with winter 
storms. 

Despite the removal of 24 housing units 
since the 2012 Hazard Mitigation Plan, the 
2017 plan still indicates that Hatboro has 
a high concentration of buildings in the 
floodplain. Hatboro has 12 properties that 
are categorized as “severe repetitive loss” 
by FEMA, meaning that either they have 
flooded four or more times with damage 
exceeding $5,000 each time, or the total 
claims exceed the value of the property 
(even if there were fewer than four flood 
occurrences). Six properties in Hatboro are 
identified for possible elevation or removal. 

Goals of the plan include educating the 
public about risks and what actions 
people can take to minimize their risks 
and improving stormwater management. 
The plan recognizes that plans and 
regulations at the municipal level are 
needed to successfully improve hazard 
mitigation in Montgomery County. Specific 
recommendations include advocating for 
expedited permitting for municipalities trying 
to clean out silt and sediment from stream 
beds, helping municipalities better manage 
floodwaters at a watershed level, conducting 
countywide trainings on hazard mitigation 
for emergency management personnel 
and others, and expanding and improving 
emergency warning and information systems 
like Ready MontCo. 
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Bike MontCo, 2018

Montgomery County’s bicycle plan maps 
proposed bicycle routes throughout the county 
and prioritizes some as especially important 
for bicycle transportation. One of the priority 
routes for bicycle infrastructure goes through 
Hatboro, and then continues to a connection 
with the Pennypack Trail. Montgomery County 
intends to partner with municipalities, PennDOT, 
DVRPC and others to implement the planned 
bicycle network throughout the county. 
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Implementation
This section contains an analysis of the goals, recommendations, and strategies that are found 
throughout the plan. Borough Council and the Borough Manager will need to be a part of nearly 
all of the steps that are taken to implement the plan. Committees of council or newly appointed 
advisory groups may be needed to assist in implementation. Some of the other groups and entities 
that can partner to implement the plan are identified with their priority actions below. Note that 
abbreviations are used to refer to the five chapters:

 PCG = Chapter 1: People, Community, and Government

 STC = Chapter 2: Small Town Character

 TRN = Chapter 3: Transportation

 ENU = Chapter 4: Environment and Utilities

 LUH = Chapter 5: Land Use and Housing
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OVERALL IMPLEMENTATION
Goals 
The following table identifies all goals in the plan in priority order  
(from one = top priority, to five = lower priority). The complete list of all recommendations and 
strategies supporting each goal can be found in the respective chapter.

CATEGORY DESCRIPTION PRIORITY

STC Ensure that Hatboro has great businesses, with few York Road vacancies and 
little turnover. 1

PCG Ensure that Hatboro is run in an effective, efficient, responsible, and 
transparent way. 1

TRN
Ensure that all transportation modes (driving, walking, bicycling, transit) are 
safe and practical options for transportation within Hatboro and through it to 
surrounding destinations.

1

PCG
Support institutions and organizations that serve the community. Seek 
collaborative partnerships that will create activities and services tailored to the 
needs of different populations.

1

ENU Improve and maintain park spaces for public use. 1

TRN Improve the pedestrian experience so that walking increases in Hatboro and is 
seen by more residents as a desirable option for getting around. 2

STC
Take steps to preserve historic buildings and promote and share Hatboro’s 
history. Enhance historic preservation strategies and increase protection of the 
community’s historic structures and neighborhoods.

2

ENU

Improve stormwater management throughout the borough, incorporating 
best management practices, especially green stormwater infrastructure (GSI), 
as a means of MS4 compliance. Stormwater management improvements 
should occur both on public and private property with new projects and good 
maintenance of existing infrastructure.

2

PCG
Ensure emergency service providers stay in Hatboro and are able to provide 
high quality services so that residents stay safe and get any emergency services 
they need.

2

ENU Promote sustainability, conservation, and environmental awareness. 2

LUH Ensure that Hatboro continues to have a wide variety of housing types in the 
borough to meet the needs of diverse residents. 2

LUH

Ensure borough zoning and subdivision and land development (SALDO) 
ordinances are reviewed frequently to adapt to changing laws, conditions, and 
uses. Ensure long-range planning takes place in a regular fashion with periodic 
updates to larger planning efforts.

3

STC Increase foot traffic and extend hours of activity on York Road. 3

ENU
Assess wildlife and plant populations to protect appropriate species, manage 
overpopulation and invasive species, and respond appropriately to the threat of 
disease or damage.

3
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CATEGORY DESCRIPTION PRIORITY

STC
Establish and support a strong community identity and sense of place through 
events, a shared identity, public spaces that encourage social interaction, and a 
distinctive appearance of Hatboro’s business district and neighborhoods. 

3

PCG Ensure Hatboro is a welcoming and diverse community in the future. 
Encourage dialogue, interaction, and understanding among diverse populations. 3

ENU Improve and preserve the tree canopy and preserve valuable unprotected open 
space for improvements to air quality and stormwater management. 4

STC
Improve management and leadership of the business district so that efforts of 
various partners to promote Hatboro and manage business recruitment and 
retention are coordinated.

4

TRN Improve the safety and convenience of bicycling in and through Hatboro and to 
area destinations. 4

LUH
Ensure land uses throughout the borough are appropriate for their location 
and have proper buffer, light, noise, and other regulations that allow them to 
coexist harmoniously.

4

PCG Support healthy behaviors and mental and physical wellbeing of residents. 4

TRN Preserve and enhance public transit service to Hatboro, including consideration 
of the stops and station where riders access transit service. 4

ENU Become more resilient to a changing climate. 5

ENU
Reduce the amount of materials going into the waste stream and improve 
diversion rates through recycling, composting, shifting to reusable products, 
and reducing consumption.

5

LUH Ensure parking is logical, reasonable, and strategically located. 5

PCG Encourage the development of more jobs in Hatboro and assist Hatboro 
residents in obtaining and improving their employment status. 5

TRN Be aware of and adapt to/prepare for/regulate as needed new, different, and 
innovative transportation technologies. 5
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Early Implementation
Ten items were selected for early implementation. These are important items that can be done 
quickly and easily and accomplished in the near future.

CATEGORY GOAL DESCRIPTION

STC great 
businesses

Maintain and update the information given to people inquiring about 
opening a business in Hatboro.

PCG good 
government

Partner with established community groups to increase awareness of 
borough events and actions.

TRN all mode safe & 
practical

Implement a lane reduction on the southern portion of York Road to 
improve safety for drivers and pedestrians. 

TRN all mode safe & 
practical

Regularly inventory all projects that might affect transportation 
infrastructure from a variety of parties. Publish a list and map of 
impacted transportation infrastructure with explanations of the work 
to be performed and anticipated timelines. Promote through borough 
newsletter, website, social media, and community groups and 
organizations. Ensure information about pedestrian and bicycle access 
in construction areas is included.

PCG organizations 
& volunteers Cross-promote library events on borough platforms.

ENU parks
Create an appointed Parks and Recreation Board that meets monthly 
and advises staff and council on park improvements, programming, 
regulations, and land acquisition and management.

ENU parks Follow recommendations in the borough’s Parks, Recreation and 
Open Space Plan and update that plan on a regular basis.

STC history Complete an inventory of locally significant historic resources. 

ENU stormwater 
management

Strengthen the floodplain ordinance to allow development in the 
floodplain only by special exception or conditional use.

ENU sustainability
Create an environmental advisory board (EAB) to educate and 
advise borough elected officials, staff, and the general public on 
environmental topics.
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Top Priority Actions
Ten overall top priorities were selected from the plan as the most important to implement. Some of 
these will take time, but all should be a focus of implementation in the coming years.

CATEGORY GOAL DESCRIPTION

STC great businesses Create and implement a retail recruitment strategy.
STC great businesses Promote and retain existing businesses. 

PCG good 
government

Ensure transparency in finance, including regularly sharing budget 
information with the public.

PCG good 
government

Improve efficiency and timeliness of information distribution to 
borough residents and businesses. Enhance communication channels 
as technology and communication platforms evolve. 

TRN all mode safe & 
practical

Reduce roadway width as appropriate on local streets that do not 
carry large volumes of traffic. Incorporate space for stormwater 
management, pedestrian improvements, and/or public gathering 
where possible.

PCG organizations & 
volunteers

Support and encourage the spirit of volunteerism that already exists 
in Hatboro.

ENU parks
Create and maintain an organized schedule of planned capital 
improvements to parks and work towards that in a coordinated way 
over time.

TRN pedestrian

Add sidewalks. Evaluate the sidewalk gaps based on the following 
criteria and choose gaps to fill based on meeting multiple priorities. 
Create a plan and timeline to fill the sidewalk gaps. Evaluate based on
• Roadway traffic volumes and speeds
• Proximity to schools
• Proximity to train station
• Proximity to destinations (businesses, library, borough hall, etc.)
• Ability to close gaps
• Crashes on roadways

ENU stormwater 
management Improve riparian buffers along all waterways in Hatboro. 

PCG emergency 
services

Plan with Enterprise Fire Company for their long-term needs to 
ensure excellent fire protection coverage for the borough.
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Hatboro Planning Commission
The appointed Planning Commission has an important role to play in many of these recommendations. 
Here are the primary items from this plan that the Planning Commission will have a lead role in 
implementing. 

CATEGORY GOAL DESCRIPTION PRIORITY TIMELINE

STC great 
businesses

Review ordinances to ensure that arts & culture 
uses are encouraged, including as accessory to 
other types of uses.

1 0-3 
years

STC history
Incentivize architectural preservation and the reuse 
of historic structures through zoning, education, 
and other techniques.

1 3-5 
years

ENU stormwater 
management

Strengthen the floodplain ordinance to allow 
development in the floodplain only by special 
exception or conditional use.

1 0-3 
years

STC sense of place, 
appearance

Create signage design guidelines as part of 
Hatboro’s Design Standards that contain visual 
guidance for business owners on recommended sign 
style, materials, and illumination.

1 3-5 
years

ENU sustainability Encourage the use of renewable energy through 
borough code. 2 3-5 

years

ENU sustainability
Create incentives in the zoning ordinance for 
building to higher sustainability standards than are 
required by building codes.

2 5-10 
years

LUH housing variety

Allow Accessory Dwelling Units in some residential 
zoning districts to assist with aging in place and 
affordability. Include appropriate restrictions and 
regulations to ensure these additional units blend in 
well with the neighborhood.

2 5-10 
years

LUH housing variety
Incorporate “form-based zoning” principles into the 
Zoning Ordinance that require new development to 
match existing neighborhood architectural styles. 

2 5-10 
years

LUH zoning & 
SALDO

Revise borough zoning districts and code to align 
with the future land use map. 2 0-3 

years

ENU plants & 
animals

Regularly update the landscaping requirements in 
the Subdivision and Land Development Ordinance 
to ensure best practices.

2 0-3 
years

ENU trees & open 
space

Adopt a riparian corridor overlay ordinance to limit 
earth disturbance within the riparian corridor and 
encourage vegetation.

2 0-3 
years

LUH appropriate 
land uses

Use zoning, subdivision, and economic development 
tools to cultivate an appropriate mix of land uses 
for the Tanner Farms neighborhood. Strive for 
complementary and coordinated uses.

2 5-10 
years

ENU stormwater 
management

Encourage green parking lots through education 
and ordinance revisions. 3 5-10 

years

PCG emergency 
services

Review ordinances to ensure that best practices in 
emergency management access are followed for 
new developments.

3 3-5 
years
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CATEGORY GOAL DESCRIPTION PRIORITY TIMELINE

LUH housing variety

Consider requiring “visitability” standards for new 
single-family housing, or creating zoning incentives 
for including visitability components. So that people 
in wheelchairs can visit homes, visitibility is: a no-
step entrance, 1st floor bathroom, and 32” wide 
doorways on the 1st floor.

3 3-5 
years

LUH zoning & 
SALDO

Undertake plans and studies proactively and as the 
need arises. 3 ongoing

LUH zoning & 
SALDO

Allow for new uses in zoning districts where 
they are appropriate. New uses may include co-
working space, experiential entertainment like 
escape rooms, indoor toddler play areas, and other 
emerging uses.

3 5-10 
years

ENU plants & 
animals

Implement a “dark sky” ordinance to reduce light 
pollution. 3 0-3 

years

LUH appropriate 
land uses

Improve areas with land use mix challenges 
by implementing zoning changes to improve 
compatibility, improving the streetscape, and 
prioritizing code enforcement.

3 3-5 
years

LUH appropriate 
land uses

Develop incentives that will establish a small-scale 
secondary town center along Jacksonville Road 
that will serve the needs of residents of that part of 
the borough but not compete with the York Road 
business district. 

3 10+ 
years

LUH appropriate 
land uses

Create zoning standards to allow low-impact office uses 
in residential neighborhoods along busier corridors. 3 3-5 

years

LUH appropriate 
land uses

Create a Transit Oriented Development (TOD) 
overlay within a 0.25 mile radius around the train 
station.

3 3-5 
years

ENU trees & open 
space

Implement a conservation or conservation 
subdivision ordinance and strengthen the tree 
preservation ordinance.

4 3-5 
years

LUH appropriate 
land uses

Increase permitted density along and immediately 
adjacent to the primary commercial corridor and 
close to the train station.

4 0-3 
years

TRN new 
technologies

Plan for where in the right-of-way 5G boxes are 
permitted and clarify the permitting process staying 
cognizant of current state law.

4 3-5 
years

LUH appropriate 
land uses

Promote appropriate revitalization and 
reinvestment in industrial use areas by supporting 
industrial uses or allowing conversion to other uses.

5 5-10 
years

LUH appropriate 
land uses

Allow certain types of small-scale, light 
manufacturing in zoning districts where offices 
are permitted. (E.g. maker spaces, 3D printing, 
research & development)

5 3-5 
years

LUH parking Conduct a comprehensive parking study, followed 
by regular updates of ordinances and policies. 5 3-5 

years
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PARTNERS
Hatboro has many organizations, groups, and departments that may play a role in implementing 
aspects of this plan in partnership with borough leaders. The tables below identify several top 
collaborators and list priority actions that involve them. 

Hatboro Chamber of Commerce, Main Street Hatboro, and the  
Downtown Development Director
Below are ten items that these organizations and individuals should prioritize in their work.

CATEGORY GOAL DESCRIPTION TIMELINE

STC
great 
businesses

Create and implement a retail recruitment strategy.
0-3 
years

STC
great 
businesses

Maintain and update the information given to people 
inquiring about opening a business in Hatboro.

0-3 
years

STC
great 
businesses

Work to attract businesses that will meet the everyday needs 
of residents and create greater walkability and livability in 
Hatboro. 

5-10 
years

STC
great 
businesses

Encourage businesses to consider innovative ways to attract 
customers.

ongoing

STC
great 
businesses

Hold an annual arts festival.
0-3 
years

ENU parks

Create a program where a “friends” group or other 
community groups or local businesses adopt each park. 
Businesses or community groups that contribute funding or 
volunteer hours to maintain a park may have a sign in the 
park that promotes their organization.

3-5 
years

STC history
Partner with the historic organizations to host and facilitate 
temporary historic exhibits in borough-owned buildings and 
in other locations around Hatboro.

3-5 
years

STC
foot traffic & 
nightlife

Co-host special networking events catering to different 
populations, such as a young professionals, parents and young 
children, seniors, business owners, etc. 

3-5 
years

STC
foot traffic & 
nightlife

Continue something similar to “summer nights” during the 
holiday shopping season – one designated night of the week 
or month for extended hours, entertainment, etc.

3-5 
years

STC
sense of place, 
appearance

Implement a policy of a façade development consultation 
with Downtown Development Director as part of project/
permit approval.

0-3 
years
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Community Groups and Organizations
Various community groups and organizations might have some involvement in furthering the goals 
of these plans. Hatboro Residents’ Association, Scouts, Churches, Home and School Groups, and 
others may partner with the borough and others to reach towards the community’s vision. Here is a 
top ten list of items that may involve community groups.

CATEGORY GOAL DESCRIPTION TIMELINE

PCG good 
government

Partner with established community groups to increase 
awareness of borough events and actions.

0-3 
years

TRN all mode safe & 
practical

Partner with community groups and organizations to 
provide outreach and education about the benefits of active 
transportation (walking and bicycling).

0-3 
years

PCG organizations & 
volunteers

Support and encourage the spirit of volunteerism that 
already exists in Hatboro. ongoing

PCG organizations & 
volunteers

Maintain a list of volunteer opportunities and promote it on 
borough platforms.

0-3 
years

PCG organizations & 
volunteers

Assess and improve services targeted towards seniors and 
youth.

5-10 
years

ENU parks

Create a program where a “friends” group or other 
community groups or local businesses adopt each park. 
Businesses or community groups that contribute funding or 
volunteer hours to maintain a park may have a sign in the 
park that promotes their organization.

3-5 
years

STC foot traffic & 
nightlife

Continue to hold community events and consider expanding 
the event calendar to draw more people to town. ongoing

STC foot traffic & 
nightlife

Improve community identity through “marketing to your 
own,” working to encourage Hatboro residents to prioritize 
patronizing Hatboro businesses.

0-3 
years

PCG welcoming & 
diverse

Identify leaders of diverse groups and work to improve 
group communication with the borough. Use them to 
advise on outreach and participation issues.

5-10 
years

PCG welcoming & 
diverse

Encourage neighborhood activities such as block parties and 
welcoming committees for new neighbors.

5-10 
years
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Historic Groups
The Millbrook Society and Hatboro Historic Commission have an important role to play in protecting 
and sharing the history of Hatboro. Here are ten items from the plan that these organizations will 
have a significant role in implementing.

CATEGORY GOAL DESCRIPTION TIMELINE

STC history
Identify and protect locally significant historic resources, including 
those that are not buildings.

ongoing

STC history Complete an inventory of locally significant historic resources. 0-3 years

STC history
Increase the number of resources on the national register of historic 
places.

5-10 
years

STC history
Commemorate and honor historical events and historic properties 
with events, plaques, online recognition, and other strategies to 
increase the prominence of Hatboro’s unique and interesting history.

5-10 
years

STC history
Continue and expand a program of historic tours/walks/lectures 
and events.

3-5 years

STC history
Conduct outreach to all property owners with historic properties 
to provide education on appropriate preservation and maintenance 
techniques.

3-5 years

STC history
Partner with the historic organizations to host and facilitate 
temporary historic exhibits in borough-owned buildings and in other 
locations around Hatboro.

3-5 years

STC history
Include historic information in communications from and about the 
borough.

0-3 years

STC history
Support and foster partnerships between the historic organizations 
and the school district to ensure Hatboro’s history is shared with 
school students in the borough. 

5-10 
years

STC history
Become a “Certified Local Government” for access to grants and 
technical assistance for historic preservation. 

3-5 years



Implementation 239

Union Library of Hatborough
The library is a special partner of the borough’s and may have the capacity to further some of the 
goals of this plan in particularly effective ways. In addition to participation in many of the action steps 
that are listed above for community groups, here are some others that may be especially well-suited 
to collaboration with Union Library.

CATEGORY GOAL DESCRIPTION TIMELINE

PCG
organizations & 
volunteers

Partner with HHSD and the Library to host community 
events and classes.

0-3 years

TRN
all mode safe & 
practical

Work to ensure that all modes of travel, including walking 
and bicycling, are seen as viable modes of transportation 
by Hatboro residents.

0-3 years

PCG
organizations & 
volunteers

Share information on how residents can request books 
from other libraries in Montgomery County and across the 
state on the borough and library websites.

0-3 years

PCG
organizations & 
volunteers

Improve the library façade with decorative lighting to 
ensure it is a landmark for the community.

5-10 
years

PCG
organizations & 
volunteers

Identify services and programs that the YMCA offers that 
are most important to try to replace in Hatboro when the 
YMCA moves to Upper Moreland.

0-3 years

PCG
organizations & 
volunteers

Assess the need and interest level for English for Speakers 
of Other Languages (ESOL) classes, General Equivalency 
Degree (GED) classes, and other supportive services for 
residents.

3-5 years

STC history
Conduct education and outreach to the community about 
Hatboro’s history.

ongoing

ENU sustainability
Bring speakers to Hatboro who can provide educational 
presentations or interactive educational events on 
environmental topics.

3-5 years

ENU sustainability
Promote retrofits of existing buildings to improve energy 
efficiency and sustainability.

5-10 
years

STC
management & 
leadership

Improve coordination and communication between various 
groups and organizations that relate to the business district 
through regular meetings and ongoing discussion.

0-3 years
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FUNDING
Many grant programs are available that can assist in funding the implementation of this plan. The 
Delaware Valley Regional Planning Commission maintains a municipal funding resource where they 
attempt to catalogue all possible grant and loan programs for municipal projects. That can be found 
at: https://www.dvrpc.org/Funding/. A few programs worth highlighting are Montgomery County’s 
grant programs for implementing the county comprehensive plan (Montco 2040: A Shared Vision) and 
the new County Transportation Program which awards funds specifically for transportation projects. 
Hatboro’s location in Montgomery County allows the borough to take advantage of these programs.
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