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Introduction 
The Delmarva Consortium's Downtown Revitalization Demonstration Project 
believes that downtown revitalization can provide a new source of economic 
qrowth to communities while they preserve their unique architectural and 
historical features and small town character. Middletown, Delaware and 
three other Peninsula communities -- Smyrna, Delaware, Snow Hill, Maryland, 
and Onancock, Viroinia -- were competitively selected by the Consortium. 
Key to their selection was evidence of a joint commitment by the local 
government and private sector to reverse the decline of their downtowns. 

As a winner Middletown received technical assistance services including a 
streetscape and design study and an economic market analysis. The results 
of these are detailed within, having been presented at a public meetinq in 
December. The studies were undertaken with a view to identifying key strengths 
and weaknesses associated with the downtown commercial area and to making sug- 
gestions for improving the physical and economic vitality of these districts. 

We hope these suggestions stimulate your vision and that you choose to 
implement some or all of the improvements as time, opportunity and funds 
permit. A positive climate for expanding markets for rural businesses and 
contributing to the commercial revitalization of small town "Main Street" 
exists, as evidenced in the recently released Federal Small Cornunity and 
Rural Development Policy. 

We.thank city government and local businesses as well as citizens of 
Middletown for their cooperation in our work in their community and encourage 
them to work together to build on Middletown's special qualities. 

THE DEJAlARVA CONSORTIUM 
Delaware Department of Community Affairs and Economic Development 
Maryland Department of Economic and Community Development 
Virginia Housing and Community Development 
New Castle County Department of Community Development and Housing 



Design Resources 
Upon e n t e r i n g  t h e  c e n t e r  o f  Middletown, Delaware, one is immediately s t r u c k  
by a s e n s e  o f  p l a c e  and h i s t o r y .  Indeed, t h e  r o u t e s  a long t h e  two major 
thoroughfa res  -- Main and Broad S t r e e t s  -- c o n t a i n  f i n e  examples of a r c h i -  
t e c t u r e  t h a t  range from t h e  l a t e  1 8 t h  Century to t h e  e a r l y  20th Century. 
I n  r e c o g n i t i o n  o f  Middletown's a r c h i t e c t u r a l  h e r i t a g e ,  it h a s  been des igna ted  
a s  an  h i s t o r i c  d i s t r i c t  on t h e  ~ a t i o n a l  Reg is te r  o f  Historic Places.  

The town c e n t e r  is s i t u a t e d  around t h e  c r o s s i n g  formed by Main and Broad 
S t r e e t s ,  known l o c a l l y  a s  "Four Corners". The town was l a i d  o u t  around t h e s e  
two e a r l y  roads  and grew outward from Four Corners.  According t o  t h e  Div i s ion  
o f  H i s t o r i c a l  and C u l t u r a l  A f f a i r s  o f  t h e  S t a t e  of Delaware, t h i s  c ross roads  
a r e a  r e f l e c t s  a lmost  every  p e r i o d  o f  t h e  town's h i s t o r y .  Although i t  has  
undergone c o n s i d e r a b l e  change s i n c e  o r i g i n a l l y  l a i d  o u t ,  t h e  des ign and 
placement o f  t h e  f i v e  b u i l d i n g s  t h a t  f r o n t  on Four Corners  a r e  ve ry  important  
t o  i ts  composit ion.  

S e t  i n t o  t h e  southwestern  corner  is Cochran Square,  named f o r  Robert A. 
Cochran, a founding s e t t l e r  i n  t h e  mid-18th Century. During the  20th Century,  
t h e  Square became a humble parking l o t  wi th  o n l y  a narrow s t r i p  along Main 
S t r e e t  a l l o c a t e d  t o  a World War I monument. The west  s i d e  o f  the  square  is 
framed by t h e  remains o f  t h e  Witherspoon Inn,  b u i l t  i n  1761; a r e c e n t  f i r e  and 
i n s e n s i t i v e  renova t ion  have d r a s t i c a l l y  o b l i t e r a t e d  its h i s t o r i c  f e a t u r e s .  
The s o u t h  s i d e  o f  t h e  square  is faced by an I t a l i a n a t e  s t r u c t u r e  b u i l t  i n  1871 
to house a t h r i v i n g  m e r c a n t i l e  b u i l d i n g ,  now a t a v e r n  and apartments.  

The nor thwest  corner  of t h e  c r o s s r o a d s  was f i l l e d  i n  1918 by a Georgian Revival  
b r i c k  s t r u c t u r e  occupied by t h e  Delaware T r u s t  Company. The n o r t h e a s t  corner  

6 is d i s t i n g u i s h e d  by t h e  most v i s i b l e  landmark: a l a r g e  b r i c k  Vic to r ian  
cominercial b u i l d i n g  wi th  wooden towers p r o j e c t i n g  from both  c o r n e r s  of i ts 
Mansard roof .  I t  was o r i g i n a l l y  a g e n e r a l  s t o r e ,  b u t  r e c e n t l y  it has  been 
vacan t  and i n  a s t a t e  o f  d e t e r i o r a t i o n .  On t h e  s o u t h e a s t  corner  is a b r i c k  
Federa l - s ty le  s t r u c t u r e  which d a t e s  back to t h e  e a r l y  1800's .  Once a res idence ,  
it was l a t e r  conver ted to commercial use  and is now vacan t ,  

The n o r t h  s i d e  o f  Main S t r e e t  on e i t h e r  s i d e  o f  Four Corners  s t i l l  r e t a i n s  
s i g n i f i c a n t  a r c h i t e c t u r a l  i n t e g r i t y ,  whi le  t h e  s o u t h  s i d e  h a s  l o s t  most of 
its e a r l y  s t r u c t u r e s .  South Broad S t r e e t  c o n t a i n s  t h r e e  s i g n i f i c a n t  Second EW 
p i r e  b r i c k  b u i l d i n g s  i n  which t h e  f i r e  h a l l  and t h e  d i s t r i c t  c o u r t  a r e  l o c a t e d .  

It  is c l e a r  t h a t  Middletown's a r c h i t e c t u r a l  h e r i t a g e  is its g r e a t e s t  p h y s i c a l  
resource .  Unfor tunate ly ,  t h i s  r e s o u r c e  h a s  been t r a g i c a l l y  abused i n  t h e  las t  



30 y e a r s  by i n s e n s i t i v e  remodell ing and demol i t ions .  It  is now v i t a l  f o r  
t h e  l o c a l  government to p r o t e c t  i ts  h i s t o r i c  a r c h i t e c t u r e  f o r  t h e  f u t u r e  by 
s p e c i f i c  r e g u l a t i o n s  and review procedures .  

Standing a t  Four Corners ,  one q u i c k l y  becomes aware t h a t  t h e  town's most 
p r e s s i n g  problem is t h e  heavy volume of t r u c k  t r a f f i c  converging on t h i s  po in t  
a t  a l l  t imes.  According t o  informat ion provided by t h e  New C a s t l e  County 
Department o f  Planning,  t h e  p r i n c i p a l  problem is caused by t rucks  moving be- 
tween US 301, n o r t h  of Middletown, and US 1 3  on t h e  e a s t ,  v i a  Main S t r e e t .  
Most o f  t h e s e  t r u c k s  a r e  l a r g e  t r a c t o r s  and t r a i l e r s  which genera te  consider-  
a b l e  no i se ,  v i b r a t i o n  and fumes, and a r e  v i s u a l l y  ob jec t ionab le .  S t a t e  High- 
way Department t r a f f i c  c o u n t s  i n d i c a t e  t h a t  30-35% of a l l  d a i l y  t r a f f i c  i n  
both  d i r e c t i o n s  on Main S t r e e t  immediately east and west of t h e  town limits 
is t r u c k  t r a f f i c .  These f i g u r e s  a v e r a g e . o u t  to about  one t ruck per minute 
a t  Four Corners;  a t  peak t r a f f i c  p e r i o d s ,  t h i s  f i g u r e  could e a s i l y  be a s  
many a s  t h r e e  o r  f o u r  t r u c k s  per  minute. 

It  is obvious t h a t  t h i s  t r a f f i c  must be removed from t h e  town c e n t e r  i f  
r e v i t a l i z a t i o n  is to succeed.  The f i r s t  a c t i o n  would be t o  i n s t a l l  s igning 
on US 1 3  and US 301 d i r e c t i n g  t r u c k  t r a f f i c  to a t ruck  rou te  bypassing 
Middletown. Such s i g n i n g  would a l s o  i n d i c a t e  "Downtown Business D i s t r i c t "  
to d i scourage  t rucks .  However because t r u c k s  a r e  n o t  r equ i red  t o  fol low 
t h e  posted t ruck  r o u t e ,  o t h e r  measures might a l s o  have t o  be taken t o  d i s -  
courage t h i s  t r a f f i c .  
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Opportunities 
Because of its crossroads intersection, building layout and architectural 
resources, Middletown offers excellent design potential for physical and 
economic revitalization. This revitalization effort has two major focuses: 
Four corners and the Acme Market. 

Four Corners and the surrounding buildings and spaces are the major focal 
point of Middletown. The following actions are recommended as a joint public 
and private effort for the near future: 

Cochran Square should be re-established as Middletown's central town 
square. Preliminary research shows that most of this site is public 
property and, therefore, presumably available for such use. Parking 
should be relocated so that a pedestrian plaza can be created. 
All streetscapes within the Four Corners intersection should be rebuilt 
with specially paved sidewalks and crosswalks, trees, street lights, and 
directional signs. 
A building facade restoration program should be concentrated on Four Corners 
and then expanded throughout the downtown area. Care should be taken that 
all building restorations and renovations are prepared by a qualified 
restoration architect. 
Additional public parking should be developed on the east side of South 
Broad Street. 
A search should be made for appropriate investors and occupants for vacant 
buildings. For example, interest has been expressed in relocating the Appo- 1 
quinimink Public Library from its crowded space in the Town Hall to a 
location at Four Corners. The Library might be combined with a stationery/ 
book store to provide a multiple attraction, and an opportunity to generate 
revenues. Consideration should be given to antiques, arts and crafts and 
related uses which make sense here given the historic architectural setting. 
Also, the influx of young families to the area points up the need for home 
improvement and hardware items, children's furniture, applicnces, personal 
services, and health foods in the downtown area. 

The Acme Market is a key factor in the economic role of the downtown as a local 
convenience shopping area. Accordingly, the following improvements are proposed: 

The town government, local property owners and the market owners should 
work out a mutual plan to expand the market, businesses next to 
the market, and improve parking. 

e Pedestrian links should be developed between the Acme Market and businesses 
on Main Street and Cochran Square. In this manner a unified shopping area 
with shared parking would begin to emerge. 
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Implementation 
As with many small towns that have experienced economic decline in the past, 
it will take a major effort for Middletown to reverse this trend by a Local 
revitalization effort. The most important ingredient to commercial revital- 
ization is not money, but creative and dedicated leadership. This commitment 
has been made in Middletown and the process of revitalization is underway. 

The drawings on these pages represent the kinds of improvements that have 
generally been accepted as a first priority for the rehabilitation for the 
Four Corners area. Such an effort could be worked out as a joint venture by 
the town government and agencies of the county, state and federal governments 
in conjunction with commitments for building restoration by owners of the 
properties at Four Corners. 

An approximate budget for constructing Cochran Square in the manner shown on 
the opposite page would be about $60,000. A reasonable budget for 400 feet of 
completely new streetscapes along both sides of Main Street and another 200 
feet on both sides of Broad Street would be approximately $100,000 over several 
years. Both estimates exclude major utility or subsurface changes. 

The following actions are suggested to begin implementation of pub.'.ic and 
private improvements by the end of 1980 or early 1981: 

First Half of 1980 
0 Hold'coordinating meeting with county, state and federal representatives. 
0 Obtain local bank participation. 
0 Form an LDC (Local Developnent Corporation), get state approval. 

Prepare feasibility study for special downtown assessment district. 
0 Retain a restoration archtitect for canprehensive design administration. 
0 Prepare and legislate design standards for building restoration and siynage. 
0 Negotiate agreements with owners and merchants to restore buildings and rehabilitate properties. 
0 Prepare applications for various loan and grant programs. 
0 Begin tenant search and commercial promotion program, 
0 Budget and commence with design contract for public improvements to Four Corners and Cochran Square. 
0 Begin property acquisition for public parking on South Broad Street. 
0 Prepare restoration plans for historic buildings at Four Corners. 

Second Half of 1980 
0 Establish special downtown assessment district. 
0 Initiate and coordinate programs of LDC and assessment district. 
0 Merchants and owners submit applications for various types of restoration loans and grants. 
0 Complete construction documents and advertise for public improvements to Four Corners and Cochran Square. 
0 Commence design of public parking on South Broad Street. 

First half of 1981 
0 Start construction of public improvements and parking. 
0 Merchants and owners receive funds and begin restoration of buildings. 



View of Four Corners showing proposed improvement of Cochran Square and restoration of historic buildings 



Architectural Stvles 
P m S  OF A BUILDING 

The vitality and personality of a downtown 
coinr~ercial district is to a large extent 
determined by its architectural character, 
The towns of the Delmarva Peninsula are 
fortunate to have a large variety of his- 
toric buildings that are relatively intact. 
These buildings illustrate the history of 
each town and the evolution of various 
architectural styles from the eighteenth, 
nineteenth and early twentieth centuries. 

The sensitive restoration of this unique 
resource is a key factor in successfully 
recapturing the vitality of these downtown 
commercial districts. Particular attention 
must be given to the intricate ornamenta- 
tion in brick, wood, iron, stone, stained 
glass and brass. Proper restoration of 
this wealth is crucial. Stripping or 
covering original ornamentation for the 
sake of "modernization" is definitely 
inappropriate; and so is the remodelling 
from one original architectural style to 
another. Illustrated on the opposite page 
is a guide to determining in what style a 
building is constructed and the salient 
characteristics that should be retained. 
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Streetscapes 
Most town centers on the Delmarva 
Peninsula have developed charac- 
teristically around narrow streets. 
As pressures of vehicular traffic 
and parking needs increased over the 
years, roadways have been widened 
and sidewalks narrowed. Today many 
of these sidewalks provide only min- 
imum widths for pedestrian needs. 

For downtown commercial revital- 
ization to succeed, increased num- 
bers of people need to be attracted 
to shop, browse, socialize and do 
business. Much will depend on pro- 
viding a safe and appealing pedes- 
trian environment in conjunction 
with restored building facades and 
improved merchandising, Accord- 
ingly, the public streetscape needs 
to be renovated in keeping with a 
carefully prepared design that is 
befitting the character of the 
historic town center. 

Shown on the right are examples of 
the elements to be included in a 
typical streetscape design. In some 
instances a selection of styles 
is shown for one component so as to 
offer an appropriate choice. Addi- 
tional styles are available from 
various manufacturers. Also shown 
is a plan of a typical street 
intersection as seen from above 
illustrating how a new, unified 
streetscape program would look upon 
completion of installation of widened 
sidewalks with decorative pavements, 
paved crosswalks, lights, and 
planting of trees. 
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INTERSECTION FURNISHINGS 
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A s  much a s  any s i n g l e  element,  s i g n s  d e t e  
mine t h e  q u a l i t y  o f  a  downtown d i s t r i c t .  
Nhereas good s ignage  can  add v a r i e t y  and 
l i f e  t o  a  commercial d i s t r i c t ,  poor ly  
des igned s ignage  can  d e s t r o y  t h e  h i s t o r i c  
q u a l i t y  o f  t h e  downtown and negate  any 
o f  t h e  p o s i t i v e  e f f e c t s  of r e s t o r a t i o n .  

S i m p l i c i t y  is t h e  key t o  success fu l  s i g n s  
g r a p h i c  symbols and a  minimum of i n f o r -  
mation p rov ide  quick and easy i d e n t i f i -  
c a t i o n .  L igh t  l e t t e r s  on a  dark mat te  
background a r e  t h e  most e f f e c t i v e .  

Commercial s i g n s  i n  small h i s t o r i c  towns 
should : 

Have a  u n i f i e d  and c o n s i s t e n t  theme. 
U s e  a  type  f a c e  s t y l e  c o n s i s t e n t  wi th  
b u i l d i n g  age. 
Have a  maximum of t h r e e  c o l o r s .  
F i t  i n t o  t h e  s i z e  and p ropor t ions  of 
t h e  s t o r e f r o n t .  

Wall s i g n s  should be placed i n  t h e  s i g n  
zone o f  t h e  facade  which is u s u a l l y  d i -  
r e c t l y  above t h e  s t o r e  f r o n t .  P r o j e c t i n g  
s i g n s  should n o t  extend more than 48 
inches  o r  1/3 s idewalk width from t h e  
f a c e  o f  t h e  b u i l d i n g ,  whichever is l e s s .  

S igns  may a l s o  be c a r e f u l l y  placed on 
awnings t o  add v a r i e t y  and co lo r  t o  t h e  
s t r e e t s c a p e .  Sign s t a n d a r d s  need t o  be 
agreed upon and s t r i c t l y  enforced by 
l o c a l  ordinance.  
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TOWN REVITALIZATION: GENERAL CONDITIONS 

Investment decisions made by families, developers or business firms are what 
set any town's revitalization in motion. Investment usually consists of addi- 
tions to and replacement of an area's capital stock, such as houses, stores 
and factories. 

The key to area or town econanic revitalization lies in attracting investment. 

Two forces may presently favor commercial investment in downtown Middletown: 
(1) population growth over the next decade and (2) current consumer demand. 
The location of Middletown in southern New Castle County, Delaware, puts it at 
the fringe of a metropolitan area and at the rim of an orbit of economic 
activity and access regionally centered first on Philadelphia and secondly on 
Wilmington. With growth controls, tighter zoning, environmental constraints, 
and rising congestion in the suburban ring, the metropolitan areas continue to 
decentralize. This means attractive smaller towns at the metropolitan fringe 
like Middletown are likely to recapture a definite-share of the increased de- 
mand for custom built homes and may expect to maintain moderate or above 
average rates of population growth. 



MIDDLETOWN AREA: TREND ANALYSIS 

MIDDLETOWN AND VICINITY The past for Middletown is rooted in the quality and availability of the land 
in the area, in the form of agricultural activity and in transportation. So 
is the present. The future of Middletown also will revolve around economic 
performance of land (particularly with regards to residential development), 
agriculture and transportation. Today retailing, services (banking, munici- 
pal, legal) and industry (gas supply, battery production) are the internal 
activities sustaining Middletown residents along with commuting to jobs in 
Wilmington, Newark, or other sections of New Castle or Kent Counties. 

The population size of Middletown at the time of the 1970 census, was 2644, 
up from 1755 persons in 1950 and 1567 persons in 1900. Much of this popula- 
tion expansion was due to expansion of the town limits; between 1966 and the 
end of 1970, expansion of the town limits; between 1966 and the end of 1970, 
Middletown annexed 914 acres of land. 

What has happened since 1970? Map 1 shows Middletown and the surrounding vi- 
cinity. Table 1 shows for each of the areas on Map 1 recent estimates of 

1 SOUTHWEST \ 1 
TABLE 1 MIDDLETOWN AND VICINITY* 

I 

Housing U n i t s  

N o r t h e a s t  
S o u t h e a s t  
Townsend 
Southwest  
West 
Nor thwest  

Middletown 

TOTAL: Middletown 
and V i c i n i t y  1525 

% Change 

SOURCE: C o l l e g e  o f  Urban A f f a i r s  and P u b l i c  P o l i c y ,  U n i v e r s i t y  o f  
Delaware. 

*The s i x  sub -a reas  o u t s i d e  town limits i d e n t i f i e d  i n  Map 1 .  



housing units, most of which are w ithin three m iles o f downtown Middletown. 
The number of, and rate of change in, housing units represents one concrete 
reflection of investment and indicates area revitalization. 

Middletown and its vicinity gained 354 new housing units between 1975 and 1978, 
a percentage increase of 23.2. Two-thirds of these housing units were built 
in the town of Middletown itself. (241 new units). 

Population change is a second component important for downtown revitalization. 
Table 2 displays population estimates for Middletown and its vicinity. 

TABLE 2 MIDDLETOWN AND VICINITY POPULATION* 

1975 1 978 7 Change 

Northeast  
Sou theas t  
Townsend 
Southwest 
West 
Northwest 

Middletown 2576 3389 31.6 

TOTAL: Middletown 
and V i c i n i t y  4309 

SOURCE: College o f  Urban A f f a i r s  and Publ ic  P o l i c y ,  Univers i ty  of 
Delaware. 

"Excludes popula t ion  i n  group q u a r t e r s .  

The changes in Middletown can be compared with changes in the entire Middle- 
town, Odessa, Townsend Planning area (called M-0-T area), which represents all 
of New Castle County below the Chesapeake and Delaware Canal. Also shown for 
comparative purposes are the changes in New Castle County overall, excluding 
the City of Wilmington. 



TABLE 3 COMPARATIVE CHANGE: HOUSING AND POPULATION 

Housing Population 
1975 1978 $ change 1975 1978 % change 

Middletown 909 1150 26.5 2596 3389 31.6 

Middletown 
and Vic in i ty  1525 1879 23.2 4309 5545 28.7 

M.O.T. Area 351 8 41 89 19.1 10,300 12,520 21 .6 

New Cas t le  County 
excluding Wil- 
ming ton . 99,879 112,110 12.2 322,633 325,284 0.8 

SOURCE: College of Urban Af fa i r s  and Public  Pol icy ,  University of 
Delaware. 

The c l e a r  conclusion reached from Table 3 i s  t h a t  t h e  e n t i r e  reg ion  below t h e  
cana l  has had s t rong  growth between 1975 and 1978, bu t  Middletown has had t h e  
g r e a t e s t  growth. 

Beyond a r e a  t o  a r e a  comparisons, i n  which Middletown r a t e s  of change a r e  very 
s t rong ,  it is important t o  eva lua t e  t h e  year  t o  year  t r ends  i n  both population 
and housing. A s  i l l u s t r a t e d  i n  Table 4 ,  t h e  pace of housing change, while 
p e r s i s t e n t l y  p o s i t i v e ,  slowed between 1977 and 1978, i n  Middletown and t h e  a rea  
around t h e  town. The rates of populat ion growth were h ighes t  between 1975 and 
1976. 

The o v e r a l l  conclusion is  t h a t  t h e  town of Middletown has grown f a r  more i n  
numbers of people (813) i n  t h r e e  years  (1975 t o  1978) than it grew (188) i n  a 
f i f t y -yea r  span (1900 t o  1950).  Housing u n i t  growth represents  subs t an t i a l  
permanent investment i n  t h e  town and nearby v i c i n i t y .  Both population change 
and housing s t a r t s  hinge on t h e  reg ional  economy, e spec i a l ly  on t h e  performance 
of northern Delaware which has been weak over  t h e  p a s t  t h ree  t o  f i v e  years.  
The populat ion of New Cas t le  County above t h e  cana l  has not  grown s i g n i f i c a n t l y  



TABLE 4 RECENT TRENDS: HOUSING AND POPULRTION (Annual Percentages) 

1 975- 1 976 -- -- 1 976- 1 977 1 977- 1 978 
Housing 

-- 
Middletown 

i n  town l i m i t s  8.7 12.7 4 -  1 
V i c i n i t y  around 

Middletown 7.8 5.1 4 a 4  

Populat ion 
Middletown 
V i c i n i t y  around 

Middletown 15.3 

SOURCE: College of Urban A f f a i r s  and Publ ic  Po l i cy ,  Univers i ty  of  
Delaware. 

s ince  1975 and previously f a s t  growing p laces  l i k e  Newark have even l o s t  small 
numbers of people. Against t h i s  backdrop, t h e  a c t i v i t y  i n  Middletown must be 
regarded a s  q u i t e  s t rong.  Like many a reas  outs ide  metropoli tan cen te r s ,  Mid- 
dletown has gained f ami l i e s  with ch i ldren  who want t o  be near  c i t y  and suburban 
jobs. 



MIDDLETOWN: MARKET CONDITIONS 

Trends i n  Middletown r e t a i l i n g  followed by an es t imate  of s p a t i a l  d i s t r i b u t i o n  
of consumer demand i n  t h e  Middletown-Odessa-Townsend a r e a  a r e  described. Then, 
t h e  genera l  l o c a t i o n a l  c o n s t r a i n t s  placed upon r e t a i l  and se rv i ce  o u t l e t s  by 
t h e  s p a t i a l  d i s t r i b u t i o n  of product demand a r e  examined, concluding with a 
d iscuss ion  of t h e  r e t a i l  and se rv i ce  p o t e n t i a l  of Middletown. Every f i v e  
years  t h e  United S t a t e s  Bureau of t h e  Census conducts a Census of Re ta i l  
Trade. The r e s u l t s  f o r  Middletown a r e  s e t  f o r t h  i n  Table 5. 

TABLE 5 MIDDLETOWN mTAILING TRENDS 

Levels of Ac t iv i ty  
1972 1977 

Number of S to re s  5 1 
S a l e s  ($1,000) $7,240 
Payro l l  ($1,000) $ 795 
Employees 149 
Pay per  Employee $5,336 

Percentage Change Comparisons (1 972-77) 

Middletown New Cas t le  County S t a t e  of Delaware 

Number o f  S to re s  I 1  .8$ 
Sa le s  109.6 
Payro l l  127.0 
Employees 77.9 
Pay per  Employee 27.6 

SOURCE: Census of R e t a i l  Trade 1972 and 1977, U. S. Bureau of the 
Census. 

A l l  f i v e  r e t a i l  i n d i c a t o r s  shown i n  Table 5 improved i n  Middletown between 
1972 and 1977, and t h e  r a t e  of change f o r  Middletown on a l l  i nd i ca to r s  outran 
r a t e s  of change i n  New Cas t le  County and t h e  S t a t e  of Delaware. I f  t h e  same 
annual increase  i n  s a l e s  and p a y r o l l  t h a t  took p l ace  between 1972 and 1977 
he ld  through t h e  p a s t  two years ,  t hese  a r e  t h e  es t imates  f o r  1979: t o t a l  
s a l e s  $18,353,000 and t o t a l  r e t a i l  pay ro l l  $2,209,000. 



Middletown is t h e  l a r g e s t  s e r v i c e  and retail  cen te r  i n  New Cas t le  County below 
the  canal .  Because of i t s  loca t ion  and road access ,  it has t h e  p o t e n t i a l  t o  
a t t r a c t  people from sec t ions  of Maryland. Families from around Odessa, around 
Townsend, and i n  Middletown i t s e l f  provide t h e  prime market f o r  Middletown 
se rv ice  and r e t a i l  o u t l e t s .  Downtown r e v i t a l i z a t i o n  investments r e s t  heavily 
on t h i s  area-wide market po ten t i a l .  

Table 6 shows t h e  most r ecen t  es t imates  of households by income l e v e l  f o r  the 
years  1969 and 1975. I n  t h a t  s ix-year  i n t e r v a l  t h e  number of fami l ies ,  o r  
households i n  t h e  a rea  a l s o  rose.  More households and households with higher 
incomes mean expanding market p o t e n t i a l .  

TABLE 6 HOUSEHOLD INCOME: M-0-T PLANNING AREA, 1969 and 1975 

Percentage Distribution 
Household Income Number of Households of Households % Change 

1969 1975 1969 1975 1 969-1 975 

Less than $5,000 564 442 21.8 12.0 -21.6 
$ 5,000 - 9,999 958 6 48 77.1 17.6 -72.4 
$10,000 - 14,999 704 1707 27.2 46.4 142.5 
$15,000 - 24,999 280 765 10.8 20.8 173.2 
$25,000 and over 78 118 7 -  1 3.2 51 -3, 

TOTAL 2584 3680 100.0 100.0 42.4 

Estimated Total Household Income ($  millions) 

SOURCE: U. S. Census, 1970 and the College of Urban Affairs and Public 
Policy, New Castle County Information Survey, 1876. 

Tota l  household income rose  almost 8 1  percent  o r  about 13.5 percent  per  year 
from 1969 t o  1975. When these  income f i g u r e s  a r e  ad jus ted  f o r  i n f l a t i o n ,  t h e  
r e a l  purchasing power i n  t h e  M-0-T a rea  rose  a heal thy 21.6 percent  o r  about 
3.6 percent  p e r  year .  The est imated t o t a l  household income i n  t h e  M-0-T area 



f o r  1979 was $63 m i l l i o n  based on 4224 occupied households  w i t h  average house- 
ho ld  income of  $14,909. Es t imated  a f t e r  t a x  spending power was $ 5 3 . 5  m i l l i o n .  

Tab le  7 shows t h e  e s t i m a t e d  market p o t e n t i a l  i n  1979 f o r  t h e  M-0-T a r e a  broken 
down i n t o  seventeen d i f f e r e n t  spending c a t e g o r i e s .  

TABLE 7 SPENDING RATES AND MARKET POTENTIAL: M-0-T AREA 1979 

Estimated* Ra tes  Estimated Market 
Spending Category of Spending (%) P o t e n t i a l  ($1000) 

Food a t  Home 10.3  $ 6,491 
Food Away 3 5 2,202 
Alcohol ic  Beverages 0.8 504 
Tobacco 1 . I  693 
S h e l t e r  8.3 5,229 
Household Operat ion 9 .7  6,111 
Housefurnishings  & Equipment 3 4 2,142 
Clo th ing  4 6 2,890 
Dry Clean & Laundry 0 .5  71 5 
T r a n s p o r t a t i o n  16 .0  10,087 
Hea l th  Care 5.1 3,217, 
Persona l  Care 1.3 81 9 
Recrea t ion  6.0 3,780 
Insurance-Pensions 6 .4  4,072 
G i f t s  & Cont r ibu t ions  4 .0  2,520 
Taxes 15 .0  9,450 
Savings  4 0 2,520 

TOTAL $ 63,000 

"The U. S. Bureau o f  Labor S t a t i s t i c s  has  conducted d e t a i l e d  surveys of 
fami ly  income usage.  The percen tages  f o r  each spending category i n  Middletown 
were de r ived  from t h e s e  fami ly  income surveys ,  a d j u s t e d  f o r  f a c t o r s  a f f e c t i n g  
spending when households a r e  l o c a t e d  a t  t h e  f r i n g e  of met ropo l i t an  a r e a s  and f o r  

T r a n s p o r t a t i o n ,  i n c l u d i n g  v e h i c l e  purchases ,  g a s o l i n e  and v e h i c l e  maintenance, 
l e a d s  a l l  c a t e g o r i e s  o f  consumer expendi tu re .  Leaving t a x e s  a s i d e ,  

2 4 



t ranspor ta t ion  expenditures a r e  followed i n  importance by food purchases 
and expenditures on s h e l t e r  (including r e n t  and mortgage payments). Expendi- 
t u r e s  on household operat ions rank four th  and include telephone charges and 
payments f o r  f u e l ,  water, t r a s h ,  sewage, laundry and cleaning supplies ,  
domestic and o the r  household services ,  and miscellaneous household products 
(e.g., l i g h t  bulbs and paper towels).  In  recent  years ,  t h e  f a s t e s t  growing 
expenditure ca tegor ies  have been purchases of food away from home, health 
care,  household operations (including u t i l i t i e s )  and recreat ion.  

The p r i c e  a consumer pays a t  t h e  counter f o r  an item is not t h e  item's f u l l  
purchase cos t .  I n  addi t ion  t o  t h e  counter p r i c e ,  a customer "pays" the  
cos t s  of t ranspor ta t ion  t o  and from t h e  s to re .  Since many household r e t a i l  
and service  purchases a r e  f o r  frequently needed and r e l a t i v e l y  low-priced 
convenience i t e m s  (e.g., food, toothpas te) ,  t h e  bulk of these  consumer 
purchases occurs c lose  t o  home, where t r a v e l  c o s t s  a r e  minimized. 

On t h e  o the r  hand, spending on l a rge  durable items (e.g., c a r s ,  fu rn i tu re ,  
appliances) w i l l  be more geographically dispersed. Consumers seeking favor- 
ab le  q u a l i t y  and p r i c e  on l a rge  items w i l l  o f t en  search among various 
s e l l e r s .  

Thus, not  a l l  of t h e  $53.5 mi l l ion  i n  p r iva te  market po ten t i a l  w i l l  be spent 
i n  Middletown o r  i n  t h e  M-0-T area.  Leakages of expenditures w i l l  be re- 
l a t e d  t o  a number of fac tors .  F i r s t ,  a s  indica ted ,  household spending on 
l a r g e r  budget items (dishwashers o r  automobiles) w i l l  be spread over a wiZe 
s p a t i a l  area. Secondly, consumer t r a v e l  s tud ies  show t h a t  t r i p s  from the  
home t o  any shopping des t ina t ion  increase when t h e  number of a c t i v i t i e s  (bank- 
ing, s t o r e s ,  l i b r a r y )  a t  t h e  des t ina t ion  increase.  M-0-T households w i l l  
shop i n  the  regional  Christ iana and Blue Hen Malls, a t  community malls sur- 
rounding t h e  c i t y  of Newark, and even i n  downtown Newark and Dover. Middle- 
town and Smyrna w i l l ,  f o r  t h e  most p a r t ,  siphon off  convenience i t e m  pur- 
chases, together  with s t o r e s  along major l o c a l  roads and i n  Odessa and 
Townsend. 

Final ly ,  a l a rge  proportion of M-0-T d i s t r i c t  r e s iden t s  commute t o  jobs 
located above t h e  canal  and i n  Dover. Household purchases by these  famil ies  
w i l l  be spread over a broad s p a t i a l  area.  Purchases of items such a s  food, 
clothing,  and consumer durables w i l l  s h i f t  toward t h e  s i t e  of mployment, 



TABLE 8 
GOODS TRADED I N  CITIES AT 
DIFFERENT LEVELS IN THE 
HIERARCHY 

40 lo  175mnlion retail and wholerole sler , Over $15 million ratail and wholrPlr ralsr 

Tobacco. bnr 

Childredl wear 

PlmIo studio 
Paint. @as. wsilvaper 
Psmbiw. heating arpplier 
Radio. TV store 

while purchases of products such a s  automobile suppl ies  ac tua l ly  w i l l  increase 
i n  t h e  town where commuters l ive .  (1) 

The leakage of r e s iden t  consumer expenditures can be o f f s e t  by shoppers coming 
i n t o  t h e  M-0-T area  from around Smyrna, from Maryland, and from t o u r i s t  t r a f -  
f i c  on Routes 299 and 896. On balance, however, t h e  expenditure estimates i n  
Table 7 can be taken a s  t h e  upper l i m i t  of p o t e n t i a l  1979 purchases inside 
t h e  M-0-T area .  

Given t h e  s i z e  of i t s  t r ade  area.  Middletown with around $20 mil l ion i n  re- 
t a i l  s a l e s ,  can accommodate r e t a i l  a c t i v i t i e s  such a s  a supermarket, a drug 
s t o r e ,  and a hardware s t o r e ,  a res taurant ,  a bank, and an auto garage. There 
is a lower p robab i l i ty  t h a t  Middletown merchants could successfully operate 
separa te  o u t l e t s  f o r  a l l  of t h e  goods a t  the  upper l e v e l  of Table 8 which 
is t o  the  l e f t ,  

The Urban Land I n s t i t u t e  surveys performance of s t o r e s  and service o u t l e t s ,  
ch ie f ly  i n  shopping centers .  ( 2 )  They then publish da ta  showing the  average 
square footage and t h e  average s a l e s  f o r  d i f f e r e n t  types of ou t l e t s .  The most 
recent  s e t  of data covers 1975. After  making severa l  adjustments, it is pos- 
s i b l e  t o  est imate t h e  1979 threshold s a l e s  s i z e  by various kinds of shops. 
Table 8 shows these  est imates.  Fundamentally, t h e  kinds of products and 
se rv ices  shown a r e  those  a town t h e  s i z e  of Middletown, given i t s  present 
market po ten t i a l ,  could support. Most of t h e  products a r e  convenience goods 
items, bought frequently; and presumably most of t h e  regular  customers would 
come from Middletown and i ts v i c i n i t y ,  an area previously shown on Map 1. 
This i s  an area ,  within th ree  miles o r  l e s s  of downtown, which has a spendable 
income a f t e r  taxes  estimated a t  $23.4 mi l l ion  i n  1979 (as  compared t o  $53.5 
mi l l ion  f o r  t h e  e n t i r e  M-0-T a rea ) .  Middletown merchants have a comparative 
advantage with households i n  t h i s  a rea  simply because of access ib i l i ty .  

f lg. be.  Specifications of Six Orden of Trade Centers in the Upper Midwest Study 
SOURCE: John R. Borchert and Russell 8. Adams. Trade Centers and Trade Areas 
of the Upper Mldwesf. upper Midwest E C M N ~ ~ ~ C  study. Urban Repott NO. 3 (Minne- (1) W i l l i a m  T. Boehm and Martin T. Pond, "Job Location Retai l  Purchasing 
apaiis: September 1963). P. 4. Pat terns ,  and Local Economic Development," Growth and Change, January 1956, 

pp. 7-11. 

(2) The Dollars and Cents of Shopping Centers: 1975, Washington, D.C.: 
The Urban Land I n s t i t u t e ,  1975, pp. 159-205. 



Should each one of t h e  23 o u t l e t s  of Table 9 operate i n  Middletown, and 
should they achieve t h e  average s a l e s  l e v e l  for t h e i r  type of o u t l e t ,  then, 

TABLE 9 SINGLE OUTLET SALES AND SIZE ESTIMATES 

1979 Average 
Annual S a l e s  ($000) 

Food 
Meat & F i s h  Market 
Supermarket 
Res tauran t  w/ l iquor  
R e s t a u r a n t ,  no l i q u o r  

General  
Catalogue S t o r e  
Discount Department 
V a r i e t y  S t o r e  

Clo th ing  
C h i l d r e n ' s  Shoes 
Lad ies '  S p e c i a l t i e s  
Men's Shop 
Family Wear 

S p e c i a l t y  Shops 
Camera 
Liquor-wine 
Appl iances  
Drugs 
Auto Dealer  
Hardware 
F u r n i t u r e  

S e r v i c e s  
Cinema 
Photographer 
Cleaner  
Beauty Shop 
Shoe Repa i r  

Average Leasable 
Area ( s ~ .  ~ t . )  



they ,  a lone ,  would have generated $11.1 mi l l i on  i n  s a l e s  during 1979: a l e v e l  
of s a l e s  we l l  wi th in  Middletown's market p o t e n t i a l .  

U t i l i z i n g  information from Table 7 and Table 9 and tak ing  i n t o  account t he  I 
t ypes  of r e t a i l  a c t i v i t i e s  and se rv i ces  a l r eady  e s t ab l i shed  i n  Middletown and 
v i c i n i t y ,  t h e  following genera l  conclusions can be reached: I 

Cer ta in  ca t egor i e s  of business  may present ly  be excluded from considerat ion 
a s  t enan t s  f o r  Middletown: a major department s t o r e ,  an  addi t iona l  super- 
market, package s t o r e ,  appl iance s t o r e ,  d ry  c l eane r s ,  cinema, hardware 
(based on s a l e s  t o  consumers only,  no t  businesses)  o r  luncheonette. 

Some expansion of space i n  e x i s t i n g  grocexy s t o r e s  seems j u s t i f i e d ,  given 
r ecen t  population and income t rends .  An a d d i t i o n a l  two t o  f i v e  thousand 
square f e e t  of grocery space seems warranted. 

There is  some p o t e n t i a l  f o r  t h e  en t ry  of new establishments.  The estimated 
annual market p o t e n t i a l  f o r  household f u r n i t u r e  purchases i n  the  M-0-T a rea  
is cu r ren t ly  over $690,000. An average f u r n i t u r e  s t o r e  would need t o  cap- 
t u r e  only one-third of t h i s  market. A t  p resent ,  t h e r e  is no s t o r e  i n  t h e  
Middletown a rea  t h a t  s e l l s  new fu rn i tu re .  

Local r e t a i l e r s  a r e  only captur ing  about one-third of  t h e  po ten t i a l  market 
f o r  c lo th ing  i n  t h e  Middletown v i c i n i t y  and about one-seventh o f  t h e  market 
f o r  t h e  e n t i r e  M-0-T a rea .  An add i t i ona l  c lo th ing  s t o r e ,  perhaps spec i a l i z -  
i ng  i n  men's c lo th ing  seems warranted. 

A well-managed family r e s t a u r a n t  should be es tab l i shed .  

Discussions with merchants and patrons and an examination of t h e  ava i l ab l e  
r e t a i l  and s e r v i c e  o u t l e t s  i n  t h e  Middletown a rea  suggests  t h a t  t he re  may 
be a need f o r  t h e  following types  of f a c i l i t i e s :  shoe and shoe r e p a i r  shop, 
t e l e v i s i o n  and r ad io  r e p a i r  shop, t oy  s t o r e ,  an t ique  shop, tobacconist  and 
newstand, and a p ro fe s s iona l  o f f i c e  bui lding.  

The es t imates  of spendable income i n d i c a t e  t h a t  t h e  Middletown a rea  has a 
growing s a l e s  p o t e n t i a l  and should e a s i l y  be a b l e  t o  maintain i ts  present  
l e v e l  of r e t a i l i n g .  



DOWNTOWN MIDDLETOWN 

For t h e  purposes of t h i s  p r o j e c t ,  downtown Middletown is  defined a s  t he  a r e a  
on Main and Broad s t r e e t s  wi th in  one block of t h e  in t e r sec t ion  a t  Cochran 
Square. The s tudy a rea  conta ins  65 s e p a r a t e  f a c i l i t i e s  including 39 r e t a i l  
s t o r e s  o r  p ro fe s s iona l  o f f i c e s ,  13  s i n g l e  o r  mult i -uni t  residences,  7 publ ic  o r  
p r i v a t e  nonprof i t  o rganiza t ions  (church, pos t  o f f i c e ,  f i r e  s t a t i o n ,  j u s t i c e  of 
t h e  peace, and 3 s o c i a l  agencies ) ,  and 6 vacant  un i t s .  The boundaries of t h e  
downtown a r e  i nd ica t ed  i n  Map 2. 

Downtown Middletown 

Commercial 

Information Gathering Techniques 
Information about t h e  downtown was gathered through a ques t ionnai re  d i s t r i bu ted  
t o  t h e  r e t a i l e r s  and profess iona ls  loca ted  i n  t h e  study area ;  by telephone and 
face-to-face con tac t s  with nonrespondents, r e a l t o r s  and o the r s  who a r e  'howl- 
edgeable about t h e  downtown area ;  and through a survey of persons encountered 
on t h e  s t r e e t .  Th i r ty  ou t  of t h i r t y - s i x  of t h e  r e t a i l e r s  and profess iona ls  
responded t o  t h e  w r i t t e n  quest ionnaire;  3 were contacted by phone a s  wel l  a s  
2 add i t i ona l  persons who operate  e n t e r p r i s e s  t h a t  a r e  open on a seasonal  bas i s .  



(An add i t i ona l  s t o r e  opened i n  e a r l y  November a f t e r  t h e  business  survey was 
completed. ) 

Forty-seven persons were interviewed on t h e  s t r e e t  over a period of several  
days. These ind iv idua ls  va r i ed  i n  age from 15  t o  68 and included 33 females 
and 14 males. Nearly 60 percent  l i v e  wi th in  t h r e e  mi l e s  of t h e  downtown and 
over 95 percent  have l i v e d  a t  t h e i r  p resent  address  f o r  a year  o r  more. The 
respondents included 82% whites  and 17% blacks. Thei r  mean household income 
w a s  $9,800. 

Over 40 percent  of t h e  ind iv idua ls  encountered on t h e  s t r e e t  had come t o  t h e  
downtown a rea  t o  do t h e i r  banking, 20 percent  were working i n  t h e  downtown, 
and only 15 percent  were shoppers. The remaining 25 percent  were present  f o r  
a v a r i e t y  of reasons: going t o  t h e  doctor ,  t h e  p o s t  o f f i c e ,  o r  a barber,  
t r anspor t ing  ch i ldren ,  dining ou t ,  walking, and job hunting. Ninety percent 
i nd ica t ed  t h a t  they  usua l ly  came downtown during t h e  weekday. 

The information gathered through t h e  surveys and o t h e r  d a t a  co l l ec t ion  methods 
is presented i n  t h e  following summary of t h e  problems and c h a r a c t e r i s t i c s  of 
t h e  downtown. 

Problems and Charac t e r i s t i c s  of t h e  Downtown 

Business Climate. According t o  t h e  business  survey respondents,  the  business 
c l imate  i n  downtown Middletown i n  r ecen t  years  has been a t  l e a s t  s a t i s f ac to ry .  
About 75 percent  r e p o r t  t h a t  t h e  t rend  i n  s a l e s  growth over  t h e  l a s t  two o r  
t h r e e  years  has been somewhat b e t t e r  o r  much b e t t e r  than expected. Seventy 
percent  expect t h a t  i n  t h e  next  year  o r  two business  w i l l  be somewhat b e t t e r  
o r  much b e t t e r  than  a t  p resent .  

Customer V i e w s  of t h e  Downtown. The respondents t o  t h e  customer survey were 
asked t o  i n d i c a t e  what they l i k e d  and d i s l i k e d  about t h e  downtown. The posi- 
t i v e  views included i t s  proximity t o  home or work (55 pe rcen t ) ,  customer 
s e r v i c e  (17 pe rcen t ) ,  t h e  atmosphere, community and image (21 pe rcen t ) ,  
s a f e t y  ( 6  pe rcen t ) ,  and t h e  q u a l i t y  of merchandise and values (8 percent ) .  
S ing le  mentions were given t o  t h e  r e s t au ran t s ,  s t o r e  v a r i e t y ,  t ranspor ta t ion  
access ,  absence of sales t a x ,  and meeting f r i ends .  About 17 percent  of t h e  
respondents s t a t e d  t h a t  t he re  was nothing t h a t  they  l i k e d  about t he  downtown. 



R e t a i l  
Ceramics Supplies  

The negat ive views included ugly s t o r e  e x t e r i o r s  (70 pe rcen t ) ,  poor va r i e ty  of 
s t o r e s  (21 pe rcen t ) ,  poor s e l e c t i o n  of merchandise (19 pe rcen t ) ,  l a ck  of 
s a f e t y  (13 pe rcen t ) ,  l im i t ed  s t o r e  hours (9 pe rcen t ) ,  t r ucks  (9 pe rcen t ) ,  poor 
q u a l i t y  merchandise (6  p e r c e n t ) ,  and unpleasant s t o r e  i n t e r i o r s  (4  percent ) .  
S ingle  mentions were given t o  parking, p r i c e s ,  drunks, vacant s t o r e s ,  poor 
customer se rv i ce ,  l a c k  of enter tainment ,  and t h e  po l i ce .  

Competition. Respondents t o  t h e  customer survey repor ted  t h a t  they  a l s o  
shopped i n  Dover (53 pe rcen t ) ,  Wilmington including P r i ces  Corner and t h e  
Concord Mall. (23 percent)  , t h e  Middletown Shopping Center (17 pe rcen t ) ,  t h e  
Chr is t iana  M a l l  (10 pe rcen t ) ,  Newark including Cas t le  Mall (10 pe rcen t ) ,  Elk- 
ton  (8 pe rcen t ) ,  and a v a r i e t y  of o t h e r  a r eas  (19 pe rcen t ) .  These f igures  do 
not  add up t o  100 percent  s i n c e  some respondents i nd ica t ed  more than one shop- 
ing  a rea .  The most f requent ly  s t a t e d  reasons f o r  shopping i n  a r e a s  outs ide  of 
downtown Middletown were s t o r e  v a r i e t y  (63 percent ) ,  and merchandise s e l ec t ion  
(63 pe rcen t ) .  Other reasons s t a t e d  by 3 o r  more respondents included proximity 
t o  home, good va lues ,  a t t r a c t i v e  s t o r e  e x t e r i o r s ,  and change of scenery. 

Local S tores  and Services.  The following r e t a i l  o u t l e t s  and se rv i ces  a r e  lo-  
ca t ed  i n  t h e  downtown study a r e a  (see Map 2 ) :  

Downtown Middletown 
Square Footage 

1100 
Convenience Grocery 
Automobile P a r t s  
Jewelry 
Hardware 
Variety S t o r e  
Automobile Dealer 
Appliances 
Bakery 
Clothing and Footwear 
G a s  S t a t i o n  and Fuel O i l  
G i f t  Shop 
Package S to re  
2 Combination Package S to re s  & Taverns 
A r t  Gal lery 



Service 

4 Real Estate Offices 
Bank 
Photography Studio 
2 Dentists 
Chiropractor 
Savings and Loan 
Barber 
Movie Theater 
2 Tax Consultants 
Newspaper 
Lawyer 
Optometrist 
4 Luncheonettes 

Square Footage 

The following stores and services are found within a three mile radius of the 
downtown : 

Catalog Store 
Carpet Service 
2 Hair Salons 
3 Restaurants 
3 Luncheonettes 
2 Cleaners 
2 Pharmacies 
~ardware/Paint Store 
6 Gas Stations 
3 Package Stores 
2 Used Furniture Stores 
Funeral Home 
Variety Store 
2 Lumberyards 
Wood shop/Construction 
2 Automobile Dealers 

Automobile Parts 
2 Appliance Dealers 
2 Women's Clothing Stores 
2 Banks 
Barber 
2 Flower Shops 
2 Vegetable Stands 
Cheese Shop 
Flower Standfiursery 
Palm Reader 
Farm/Home/Garden Stores 
Gift Shop 
2 Corner Markets 
2 Full-Sized Markets 
Convenience Market 
3 Insurance Offices 



Publ ic  and I n s t i t u t i o n a l  Occupancies i n  t h e  Downtown 

TYPe Square Footage 

P r i v a t e  Soc i a l  Serv ice  Agency 
Community Action Agency 
Day Care Center 
Church 
Pos t  Of f i ce  
J u s t i c e  o f  t h e  Peace 
F i r e  S t a t i o n  

The most d e t e r i o r a t e d  s t r u c t u r e s ,  r e s i d e n t i a l  and commercial, a r e  i n  t h e  a r ea s  
of h ighes t  v i s i b i l i t y ,  p a r t i c u l a r l y  a t  o r  near  Cochran Square, Over 50 percent  
of t h e  respondents to  t h e  business  survey f e l t  thag  t h e  primary thing t h a t  
needs t o  be done i n  t h e  downtown is t o  r e s t o r e  and renovate t h e  e x t e r i o r  of t h e  
bui ldings.  The f e a t u r e  of t h e  downtown t h a t  was d i s l i k e d  by t h e  l a r g e s t  number 
of i nd iv idua l s  contacted on t h e  street (70 percent )  is  t h e  appearance of t h e  

* s t o r e  e x t e r i o r s  and genera l ly  poor image s f  t h e  downtown. 

Truck T r a f f i c .  A l a r g e  volume of t r u c k  t r a f f i c  passes  through t h e  in te rsec-  
t i o n  a t  Main and Broad S t r e e t s ,  moving p r imar i l y  i n  an east-west d i r ec t i on .  
There may be  s t r u c t u r a l  damage occur r ing  i n  t h e  bu i ld ings  and residences i n  
t h e  downtown a s  a  r e s u l t  of t h e  cons t an t  passage of heavy vehic les .  People 
a r e  discouraged from shopping i n  t h e  downtown o r  e s t a b l i s h i n g  a  residence 
t h e r e  as a r e s u l t  of t h e  t ruck  t r a f f i c .  

Property Ownership Twenty one (54 percent )  of t h e  r e t a i l e r s  and profess iona ls  
own t h e  s t r u c t u r e s  t h a t  house t h e i r  e n t e r p r i s e s  and only f o u r  of t h e  s t ruc-  
t u r e s  housing r e n t a l  u n i t s  a r e  owned by landlords  who r e s i d e  ou t s ide  of Middle- 
town. Control over  t h e  property i n  t h e  downtown a r e a  t hus  rests i n  l a rge  p a r t  
i n  t h e  hands of  t h e  business  and p ro fe s s iona l  community o r  r e s iden t s  of Mid- 
dletown. The problem of absentee landlords ,  un in t e r e s t ed  i n  t h e  fu tu re  of t h e  
downtown, should n o t  be  a major b a r r i e r  t o  a  program of r e v i t a l i z a t i o n .  

Rental Space. Approximately 30,000 square f e e t  of  ground f l o o r  space is  now 
being r en t ed  i n  t h e  study a r e a  a t  an average annual r a t e  of approximately 
$2.50 p e r  square foo t .  Another 14,200 square f e e t  of  space is vacant and be- 
ing  o f f e r ed  f o r  r e n t a l  a t  an average annual r a t e  of  $1.55 p e r  square foo t  
with t h e  r e n t  being asked f o r  some of  t h i s  vacant  space reaching almost $5.00 



S t o r e  Type 

p e r  square  foo t .  Smyrna prime space r e n t s  f o r  between $1.20 t o  $2.80 pe r  
square  foo t .  I f  i n  Middletown f i nd ing  t e n a n t s  becomes d i f f i c u l t ,  l and lo rd s  
should cons ide r  reducing r e n t s  dur ing  t h e  f i r s t  year  of occupancy t o  help new 
e n t e r p r i s e s  t o  become e s t ab l i shed .  

Vacancies and Lack of  S t o r e  Varie ty .  The presence  of f ou r  l a r g e  vacant  s t r uc -  
t u r e s  i n  prominent s p o t s  and one sma l l e r  vacan t  u n i t ,  as we l l  a s  a genera l  
l a c k  of  s t o r e  v a r i e t y ,  limits t h e  amount o f  bus iness  t r a f f i c  t h a t  reaches  t h e  
downtown. The f i v e  u n i t s  vacant  a s  of December 1, 1979, had a r e a s  of 300, 
1800, 2400, 4700 and 5000 square  f e e t .  About 21  pe r cen t  o f  t h e  customers 
surveyed complained about  t h e  poor v a r i e t y  o f  s t o r e s  i n  t h e  downtown, and 19 
pe r cen t  complained about  t h e  poor s e l e c t i o n  of  merchandise. Respondents t o  
t h e  bus ine s s  survey and t h e  customer survey were asked t o  i n d i c a t e  what types  
of s t o r e s  are needed i n  t h e  downtown. The fo l lowing  t ypes  o f  s t o r e s  were 
i d e n t i f i e d 8  

Percent  

Business Survey S t r e e t  Survey 

Clothing 
Department 
Drug 
Shoe 
Restaurant  
Grocery 
Spor t ing  Goods 
E l ec t ron i c  Repairs  
Newsstand 
Fu rn i t u r e  
P ro f e s s iona l  Offices 

Sing l e  mention was made by respondents  t o  t h e  bus iness  survey of an a c t i v e  
movie t h e a t e r ,  r e c r e a t i o n  f o r  t h e  young, a f a b r i c  s t o r e ,  an  animal c l i n i c ,  and 
a n  a u t o  p a r t s  s t o r e .  Respondents t o  t h e  street survey a l s o  mentioned a t ea -  
room, an a n t i q ~ e  shop, a t h e a t e r ,  a doughnut shop, a t o y  store, a bowling 
a l l e y ,  a h a n d i c r a f t s  store, and a late n i g h t  en te r ta inment  o r  dining e s t ab l i sh -  
ment. 



Respondents t o  t h e  b u s i n e s s  survey were also asked  t o  i n d i c a t e  which s t o r e s  o r  
s e r v i c e s  were now i n  excess  supply i n  downtown, The fol lowing t y p e s  were 
i n d i c a t e d :  l u n c h e o n e t t e s  (43 p e r c e n t ) ,  package l i q u o r  s t o r e  (18 p e r c e n t ) ,  r e a l  
e s t a t e  o f f i c e s  (18 p e r c e n t )  and taprooms (12 p e r c e n t ) .  

The Thea te r .  The t h e a t e r  cannot  be s u s t a i n e d  s o l e l y  by movie p r e s e n t a t i o n s .  
Some a d d i t i o n a l  u s e  f o r  t h i s  f a c i l i t y  must be i d e n t i f i e d .  The i n t e r i o r  has 
been b e a u t i f u l l y  mainta ined and is a classic r e p r e s e n t a t i o n  of e a r l y  t w e n t i e t h  
cen tury  t h e a t e r  a r c h i t e c t u r e .  It can never  be  rep laced  and ought  t o  be con- 
s i d e r e d  a n  impor tan t  p a r t  o f  Middletown's h e r i t a g e .  Renovation of t h e  ex- 
t e r i o r  and t h e  lobby is  needed. The b u i l d i n g  is now being o f f e r e d  f o r  s a l e .  

Vandalism and P u b l i c  Drunkenness. Businessmen and customers i n d i c a t e d  concern 
abou t  vandalism and p u b l i c  drunkenness i n  t h e  downtown area. About 1 3  p e r c e n t  
of t h e  c u s t o ~ n e r s  s t a t e d  t h a t  l a c k  o f  s a f e t y  was an a s p e c t  of t h e  downtown t h a t  
t h e y  d i s l i k e d ,  and a number of merchants f e l t  t h a t  t h e  p o l i c e  were n o t  provid- 
i n g  adequa te  p r o t e c t i o n .  Severa l  windows i n  v a c a n t  b u i l d i n g s  have r e c e n t l y  
been broken by vandals .  The problem a p p e a r s  t o  be c e n t e r e d  i n  t h e  a r e a  
around Cochran Square. 

Parking.  T h i s  does  n o t  seem t o  be a s e r i o u s  problem a t  p r e s e n t .  Only t h r e e  
of t h e  responden ts  t o  t h e  customer survey had t r o u b l e  f i n d i n g  a parking space,  
and on ly  one i n d i c a t e d  t h a t  pa rk ing  w a s  a d i s l i k e a b l e  a s p e c t  o f  t h e  dowotown. 
However, t r a v e l l e r s  through t h e  town on a nor th / sou th  r o u t e  a r e  discouraged 
from s t o p p i n g  because t h e r e  a r e  no e a s i l y  a c c e s s i b l e  parking a r e a s .  

Parking is r e p o r t e d  t o  be  a problem by some of t h e  merchants. There is  a f e e l -  
i n g  t h a t  employees of some o r g a n i z a t i o n s  on Main S t r e e t  are us ing  space t h a t  
should  be a v a i l a b l e  f o r  customers. Areas for employee park ing  need t o  be l o -  
ca ted .  The s o c i a l  s e r v i c e  agenc ies  may c o n t r i b u t e  t o  t h i s  problem and should 
be encouraged t o  coopera te  i n  f i n d i n g  a s o l u t i o n .  These a g e n c i e s  are an 
important  p a r t  o f  t h e  a c t i v i t y  i n  t h i s  s e c t o r  and ought t o  be  involved i n  
planning and  implementing t h e  r e v i t a l i z a t i o n  p rocess .  

The Middletown a r e a ' s  popu la t ion  and r e t a i l i n g  a c t i v i t y ,  r e l a t i v e  t o  t h a t  i n  
Northern New C a s t l e  County has  grown a t  a s i g n i f i c a n t  rate i n  r e c e n t  years .  
Th i s  s t a n d s  i n  s t a r k  c o n t r a s t  t o  t h e  c o n d i t i o n  of downtown Middletown where 
p h y s i c a l  d e t e r i o r a t i o n  con t inues  and n e a r l y  one- th i rd  of t h e  a v a i l a b l e  commer- 
c ial  f l o o r  space  is vacant .  Downtown Middletown i s  n o t  c a p t u r i n g  i t s  propor- 
t i o n a t e  s h a r e  o f  t h e  area's retail and s e r v i c e  market.  The fol lowing set of 
recommendations, i f  adopted,  w i l l  improve t h e  b u s i n e s s  c l i m a t e  i n  t h e  downtown. 



RJ2COMMENDATIONS AND SUMMARY 

o S t reng then  Chamber o f  Commerce and c r e a t e  subcommittees on Downtown Cleanup 
and ~ e v i t a l i z a t i o n ,  and Downtown Promotion. 

o  S t a r t  t h e  process o f  r e v i t a l i z a t i o n  by e s t a b l i s h i n g  a c leanup  week, develop- 
i n g  c o o p e r a t i v e  e f f o r t s  t o  r e p a i r  and  r e p a i n t  s t o r e f r o n t s ,  and decorat ing 
vacan t  s t o r e f r o n t s .  

o  C a p i t a l i z e  on  t h e  Historic District s t a t u s  o f  t h e  downtown by seeking H i s -  
t o r i c  P r e s e r v a t i o n  Funds and a d v e r t i s i n g  t h e  h i s t o r i c  a s p e c t s  of t h e  down- 
town. 

o Work t o  remove o r  g r e a t l y  reduce t h e  t r u c k  t r a f f i c  from t h e  downtown; re-  
q u e s t  t h e  S t a t e  Department o f  Highways t o  e x p l o r e  a l t e r n a t i v e s  f o r  remedial  
a c t i o n .  

o  Relocate  t h e  Appoquinimink p u b l i c  L i b r a r y  t o  Cochran Square. 

o  Develop new park ing  a r e a  on South Broad Street t o  h e l p  draw f o o t  t r a f f i c  
i n t o  t h e  downtown. 

o  E s t a b l i s h  municipal  r e g u l a t i o n s  t o  a l l o w  l o c a l  merchants t o  o p e r a t e  s t r e e t  
vendor carts i n  Cochran Square. 

o  ~ e c r u i t  new branch s t o r e  t e n a n t s  t o  t h e  downtown among e s t a b l i s h e d  busi -  
n e s s e s  i n  n o r t h e r n  New C a s t l e  County and Dover. 

o  E s t a b l i s h  a f a r m e r ' s  market n e a r  t h e  downtown. 

o  C r e a t e  c o n t r a c t u a l  arrangement between t h e  town and t h e  owners of p r i v a t e  
pa rk ing  l o t s  i n  t h e  downtown t o  r e p a i r ,  landscape,  and p rov ide  f o r  genera l  
use  dur ing  r e g u l a r  b u s i n e s s  hours.  

o  Use t h e  E v e r e t t  Thea te r  f o r  community a c t i v i t i e s ,  l i v e  shows as wel l  a s  f o r  
commercial movies. 

o  Invo lve  t h e  b u s i n e s s  community i n  improving t h e  r e s i d e n t i a l  f a c i l i t i e s  l o -  
c a t e d  i n  t h e  downtown. 



o Promote t h e  downtown through j o i n t  adve r t i s ing ,  an annual sidewalk s a l e ,  
and an annual Middletown Day. 

Subs t an t i a l  awareness of t h e  problems of t h e  downtown and i n s i g h t  i n t o  needed 
s o l u t i o n s  a l ready  e x i s t  among t h e  merchants and pub l i c  o f f i c i a l s  of Middletown. 
What i s  not  we l l  understood is  how t o  develop a p lan  of ac t ion  t o  begin and 
s u s t a i n  t h e  process  of r e v i t a l i z a t i o n .  These recommendations a r e  intended t o  
make t h e  most e f f i c i e n t  use of l imi t ed  resources s o  t h a t  downtown Middletown 
can once aga in  become an a c t i v e  and a t t r a c t i v e  shopping and se rv i ce  area.  

Organize 
Restorat ion w i l l  r equ i r e  a coordinated e f f o r t  over a long period of time. It  
must involve t h e  c i t y  o f f i c i a l s  and community r e s i d e n t s  a s  we l l  a s  t h e  profes- 
s i o n a l s ,  merchants, and o t h e r s  i n t e r e s t e d  i n  r e v i t a l i z a t i o n  of t h e  downtown 
a rea .  Leadership, of neces s i ty ,  w i l l  have t o  come from those  with the  g r e a t e s t  
s t a k e  i n  t h e  process ,  t h e  members of t h e  business  community. 

It i s  v i t a l l y  important t h a t  t h e  r ecen t  e f f o r t s  t o  rejuvenate  t h e  l o c a l  Chamber 
of Commerce be continued. No s i g n i f i c a n t  progress  toward downtown r e v i t a l i z a -  
t i o n  can occur without t h e  a c t i v e  support and l eade r sh ip  of an organized busi- 
ness  community. 

Th i s  organizat ion must t a k e  t h e  l ead  i n  l oca t ing  new business  en t e rp r i s e s ,  
pool resources f o r  b e t t e r  and more widely d i s t r i b u t e d  adve r t i s ing ,  develop 
common hours and j o i n t  s a l e  days, p re s s  t h e  town and t h e  S t a t e  t o  a s s i s t  i n  t h e  
r e s t o r a t i o n  and maintenance of t h e  downtown, and seek resources f o r  community 
development. These e f f o r t s  w i l l  be d i f f i c u l t  because they  must be voluntary,  
and t h e r e  w i l l  always be some who w i l l  no t  p a r t i c i p a t e  y e t  w i l l  ga in  from the  
work of o thers .  

The Chamber should e s t a b l i s h  t h e  following committees: Downtown Clean-up and 
Rev i t a l i za t ion ,  Tenant Se lec t ion  and Recruitment, Downtown Promotion. These 
committees w i l l  provide an organiza t iona l  framework t o  t h e  important t a sks  
descr ibed below. 

Clean-up and Rehabi l i ta te  
Appearance i s  one of t h e  b a s i c  problems of downtown Middletown. This  problem - 
is made more s i g n i f i c a n t  because t h e  de t e r io ra t ion  and poor maintenance is  con- 
cen t r a t ed  i n  t h e  most v i s i b l e  sec t ion  of t h e  downtown, t h e  a r e a  around Cochran 
Square. A sus ta ined ,  long term e f f o r t  t o  c lean  up, r e h a b i l i t a t e  and maintain 



t h e  downtown should be  i n i t i a t e d  immediately. 

While d e t e r i o r a t i o n  is e v i d e n t ,  n e a r l y  a l l  t h e  b u i l d i n g s  i n  t h e  downtown a r e  
s t r u c t u r a l l y  sound and many have a r c h i t e c t u r a l  o r  h i s t o r i c a l  c h a r a c t e r .  Some 
merchants have t a k e n  t h e  l e a d  a l ready .  A t  least two s t r u c t u r e s  have been com- 
p l e t e l y  renovated dur ing  t h e  last t h r e e  y e a r s .  Other  b u i l d i n g s  have been 
c a r e f u l l y  mainta ined b u t  more needs t o  be  done i n  t h e  rest of  t h e  downtown. 

The pr imary asset of t h e  a r e a  is i t s  c h a r a c t e r ,  t r a d i t i o n  and a r c h i t e c t u r a l  
s t y l e .  Middletown dannot compete wi th  l a r g e  shopping malls i n  Dover and 
n o r t h e r n  New C a s t l e  County i n  t e r n s  o f  v a r i e t y  of goods and s e r v i c e s  and busi-  
n e s s  volume, b u t  t h e s e  a r e a s  must a r t i f i c i a l l y  c r e a t e  what Middletown a l r e a d y  
possesses--an a u t h e n t i c  a r c h i t e c t u r a l  h e r i t a g e .  The s t r u c t u r e s  found i n  Mid- 
dletown w i l l  never  b e  b u i l t  again .  They p rov ide  t h e  f o c a l  p o i n t  f o r  drawing 
peop le  i n t o  t h e  a r e a .  Replacing them w i t h  modern s t r u c t u r e s  does  n o t  make 
good economic sense .  The l o g i c a l  way t o  a n  improved bus iness  c l i m a t e  i n  down- 
town Middletown is  t o  p r e s e r v e  and r e s t o r e  as many of  t h e  o l d e r  s t r u c t u r e s  a s  
p o s s i b l e .  

R e s t o r a t i o n  shou ld  i n c l u d e  a l l  s t r u c t u r e s  occupied by p u b l i c  agenc ies  and com- 
munity o r g a n i z a t i o n s .  Upper s t o r i e s  o f  a l l  b u i l d i n g s  should be p u t  i n  good 
r e p a i r  t o  p r e s e n t  t h e  b e s t  p o s s i b l e  image t o  t h e  customer. Indeed,  one mer- 
c h a n t  on Main S t r e e t  shows how caxe and concern f o r  t h e  c l i e n t e l e  can be 
demonstrated by keeping f lowers  and c u r t a i n s  i n  a n  u p s t a i r s  room t h a t  i s  used 
f o r  s t o r a g e .  

The proposed Chamber o f  Commerce Committee on Downtown Cleanup and R e v i t a l i z a -  
t i o n  shou ld  start immediately t o  accomplish t h e  fol lowing t a s k s :  

E s t a b l i s h  a c leanup week t o  encourage t h e  c i t y ,  merchants,  p r o f e s s i o n a l s ,  
o r g a n i z a t i o n s  and  o t h e r s  l o c a t e d  i n  t h e  downtown t o  c l e a n  curbs  and s i d e -  
walks and remove r e f u s e  and weeds from a l l  p r o p e r t i e s  i n c l u d i n g  vacant  l o t s .  

Encourage i n d i v i d u a l  and coopera t ive  r e f u r b i s h i n g  e f f o r t s  t o  r e p a i r  and 
r e p a i n t  s t o r e f r o n t s ,  c l e a n  windows, i n s t a l l  new c u r t a i n s  and shades i n  upper 
f l o o r  windows, and c l e a n  b r i c k  o r  stonework. 

Decorate vacan t  s t o r e f r o n t s  wi th  attractive d i s p l a y s .  The l o c a l  schools  
and o t h e r  p u b l i c  and c h a r i t a b l e  groups  shou ld  be i n v i t e d  t o  provide d i s -  
p l a y s .  



The town adminis t ra t ion  should support r e v i t a l i z a t i o n  through a continuing pro- 
gram of downtown beau t i f i ca t ion ,  including improvement of sidewalks and curbs,  
landscaping, s t r e e t  l i g h t i n g ,  publ ic  signage, and maintenance of f i x t u r e s  and 
p lan t ings .  The town should a l s o  a sk  county inspec tors  t o  perform a courtesy 
inspec t ion  of p rope r t i e s  i n  t h e  downtown and t o  provide owners with a list of 
def ic ienc ies .  No enforcement ac t ion  should be taken a t  t h e  p re sen t  time. 

Cap i t a l i ze  on t h e  Hi s to r i c  D i s t r i c t  S t a tus  of t h e  Downtown 
Designation of t h e  downtown a s  a h i s t o r i c  d i s t r i c t  makes s t r u c t u r e s  t he re  
e l i g i b l e  f o r  H i s t o r i c a l  Preservat ion Loans and Grants.  In  addi t ion ,  it helps 
i d e n t i f y  t h e  a r ea  a s  a t o u r i s t  a t t r a c t i o n  and enhances its value f o r  prospec- 
t i v e  buyers of h i s t o r i c  homes. Ind iv idua l  property owners and t h e  Chamber 
should i d e n t i f y  r e s t o r a t i o n  p r o j e c t s  t h a t  a r e  e l i g i b l e  t o  rece ive  His tor ic  
Preserva t ion  funds. H i s to r i c  aspec ts  of t h e  downtown should be i d e n t i f i e d  
and advert ised.  

Any s t r u c t u r e  i n  a c e r t i f i e d  h i s t o r i c  d i s t r i c t  t h a t  i s  not obviously of non- 
h i s t o r i c  cha rac t e r  (e.g., gas  s t a t i o n s )  is  e l i g i b l e  f o r  a H i s to r i c  Preserva- 
t i o n  Grant f o r  approved r e h a b i l i t a t i o n .  Grants of up t o  50 percent  of c o s t s  
may be obtained f o r  s t r u c t u r a l  r e p a i r s ,  br inging plumbing and wiring t o  code 
s tandards,  i n su l a t ion ,  i n s t a l l a t i o n  of storm doors,  and windows and r ehab i l i t a -  
t i o n  f o r  adapt ive re-use. Matching funds must come from non-federal money o r  
from approved donated goods and serv ices .  Community Development funds a r e  not  
considered f ede ra l  money and the re fo re  may be matched t o  t h e  f e d e r a l  H i s to r i c  
Preservat ion Grant. 

Any r e s i d e n t i a l  s t r u c t u r e  i n  a h i s t o r i c  d i s t r i c t  i s  e l i g i b l e  f o r  a His tor ic  
Preservat ion Loan of up t o  $15,000 per  dwelling u n i t ,  no t  t o  exceed $45,000 
pe r  s t r u c t u r e ,  with up t o  1 5  years  t o  repay. I n t e r e s t  i s  a t  t h e  cur ren t  
market r a t e ,  no t  t o  exceed 12 percent.  Community Development Block Grants may 
be used t o  subs id ize  t h e  cos t s .  Loans a r e  a v a i l a b l e  f o r  work s i m i l a r  t o  t h a t  
e l i g i b l e  f o r  H i s t o r i c  Preservat ion Grants. 

F ina l ly ,  t h e  Tax Reform Act of 1976 al lows owners of commercial o r  residen- 
t i a l  r e n t a l  s t r u c t u r e s  i n  a h i s t o r i c  d i s t r i c t  t o  amortize t h e  c o s t s  of ap- 
proved r e h a b i l i t a t i o n  over a f i v e  year period. Any work done between June 14, 
1976, and June 15,  1981, is  e l i g i b l e .  

Truck T r a f f i c  . 
The center  of Middletown is plagued by an unnecessary volume of t ruck  t r a f f i c ,  



bringing noise ,  congestion, po l lu t ion ,  v i b r a t i o n ,  and danger t o  a degree 
which d e t r a c t s  s i g n i f i c a n t l y  from t h e  a r e a ' s  a t t r a c t i v e n e s s  f o r  shoppers and 
r e s iden t s .  These negat ive e f f e c t s  lower t h e  va lue  of  r e s i d e n t i a l  and commer- 
c i a l  property and reduce t h e  degree of investment i n  t h e  downtown. To be 
competit ive,  t h e  downtown has t o  be an a r e a  where shoppers w i l l  be ab l e  t o  
browse comfortably and t o  accomplish t h i s ,  t h e  t rucks  must go. 

A l a r g e  percentage of t h e  t ruck  t r a f f i c  i s  unnecessary s ince  it can be sh i f t ed  
t o  t h e  bypass running from Route 896 t o  Route 1 3  by way of M t .  Pleasant and 
Boyd's Corner. Fa i lu re  t o  use t h i s  a l t e r n a t i v e  can be explained only by the  
f a c t  t h a t  it adds seve ra l  minutes t o  a Maryland-northern Mew Cas t le  County 
t r i p .  I n  order  t o  change these  t r a f f i c  p a t t e r n s ,  a s s i s t ance  must be obtained 
from t h e  s t a t e  Department of Highways and t h e  S t a t e  Police.  New signage, 
po r t ab l e  weighing s t a t i o n s  a t  s t r a t e g i c  po in t s ,  and add i t i ona l  s top  s igns  w i l l  
d i r e c t  t ruck  t r a f f i c  away from t h e  downtown. 

S t a t e  o f f i c i a l s  and t ruck  opera tors  have no incent ive  t o  change the  s t a t u s  quo 
unless  t h e  c i t i z e n s  of Middletown focus a t t e n t i o n  on t h e  problem through ac- 
t i o n s  t h a t  cannot be ignored. We recommend t h a t  t h e  Town S o l i c i t o r  d r a f t  an 
ordinance which ba r s  non-local t ruck  t r a f f i c  from t h e  downtown area on t h e  
b a s i s  of no ise  and/or v ibra t ion .  Even i f  t h e  ordinance cannot be enforced 
l o c a l l y ,  it w i l l  a t  l e a s t  br ing pub l i c  a t t e n t i o n  t o  t h e  i s sue  and requi re  t he  
S t a t e  t o  recognize t h a t  t h e r e  is a problem. 

W e  a l s o  recommend t h a t  those who represent  t h e  Middletown a rea  i n  t h e  s t a t e  
l e g i s l a t u r e  reques t  t h e  s t a t e  Department of Highways t o  examine t h e  flow of 
t ruck  t r a f f i c  through Middletown and t o  explore a l t e r n a t i v e s  f o r  remedial 
ac t ion .  

Relocate t h e  Appoquinimink Public  Library to Cochran Square 
The l i b r a r y  should be moved from t h e  Town Hall  t o  t h e  southeast  corner of 
Cochran Square. The l i b r a r y  is now overcrowded, and the  vacant s t ruc tu re  on 
t h i s  corner  has  t h e  required f l o o r  space. This  move would i n i t i a t e  r e s to ra t ion  
a t  t h e  c e n t r a l  i n t e r s e c t i o n ,  generate  t r a f f i c  i n  t h e  downtown, and provide an 
anchor f o r  t h e  establishment of new e n t e r p r i s e s  nearby. The addi t iona l  space 
and more v i s i b l e  l oca t ion  would allow t h e  l i b r a r y  t o  serve  a s  a regional  
f a c i l i t y  ( ca l l ed  f o r  i n  t h e  New Cas t l e  County General Comprehensive Plan, 
1985). 



Moving t h e  l i b r a r y  t o  Cochran Square may be  t h e  s i n g l e  most important  s t e p  
toward t h e  r e e s t a b l i s h m e n t  of t h e  downtown as a c e n t e r  of a c t i v i t y .  Before 
t h i s  move can be  accomplished,  t h e  problem o f  a c q u i r i n g  p u b l i c  r i g h t s  t o  t h e  
p r o p e r t y  must b e  reso lved .  These r i g h t s  cou ld  be acqu i red  e i t h e r  through a 
long term lease w i t h  a n  o p t i o n  t o  purchase  i n  t h e  f u t u r e ,  o r  by purchase 
p r i o r  t o  occupancy. The l a t t e r  a l t e r n a t i v e  is d i f f i c u l t  t o  accomplish,  s i n c e  
it r e q u i r e s  a s u b s t a n t i a l  amount of r e s o u r c e s ,  b u t  it may be  p r e f e r r e d  by a l l  
o f  t h e  involved i n t e r e s t s .  The o p t i o n s  should b e  c a r e f u l l y  examined. Funds 
f o r  t h e  new l i b r a r y  could  be  o b t a i n e d  by combining suppor t  from t h e  follow- 
i n g  sources :  

1. The Appoquinimink P u b l i c  L ibra ry  
2. Town of Middletown 
3 .  New C a s t l e  County 
4. Community Developnent Block Grant program 
5. H i s t o r i c  P r e s e r v a t i o n  Loans and Gran t s  
6. I n d i v i d u a l s  and o r g a n i z a t i o n s  i n t e r e s t e d  i n  improving t h e  e d u c a t i o n a l  and 

c u l t u r a l  r e s o u r c e s  o f  t h e  Middletown area a s  w e l l  a s  t h e  image o f  t h e  down- 
town. 

Develop New Parking Area on South Broad S t r e e t  
The vacant  l o t  on t h e  east s i d e  of South Broad S t r e e t  should  be developed a s  
a m u l t i p l e  u s e  p u b l i c  pa rk ing  l o t .  T h i s  a r e a  cou ld  be used as a parking 
f a c i l i t y  f o r  t h e  proposed p u b l i c  l i b r a r y  a t  t h e  i n t e r s e c t i o n .  I n  a d d i t i o n ,  
p roper  d i r e c t i o n a l  s ignage  t o  t h e  l o t  and t o  a c t i v i t i e s  l o c a t e d  i n  Cochran 
Square  d u r i n g  peak t r a v e l  p e r i o d s  cou ld  at tract  v i s i t o r s  to  t h e  downtown. 
Promotional a c t i v i t i e s  i n  Cochran Square w i l l  r e q u i r e  parking.  

F e a t u r e  Cochran Square t o  A t t r a c t  Foot T r a f f i c  I n t o  t h e  Downtown 
Merchants can i n c r e a s e  t h e  l e v e l  of a c t i v i t y  i n  t h e  downtown by promoting and 
o p e r a t i n g  s t r e e t  vendor carts i n  t h e  Square. P u s h c a r t s  l o c a t e d  i n  t h e  Square 
d u r i n g  peak p e r i o d s  of t r a f f i c  w i l l  encourage peop le  t o  s t o p  and browse i n  t h e  
downtown. With a p p r o p r i a t e  municipal  r e g u l a t i o n  and suppor t  o f  downtown 
merchants,  t h i s  t y p e  of a c t i v i t y  can make a s u b s t a n t i a l  c o n t r i b u t i o n  t o  inc reas -  
i n g  s a l e s  i n  t h e  downtown, p a r t i c u l a r l y  when accompanied by downtown e v e n t s  and 
s idewalk s a l e s .  The Chamber of Commerce might t a k e  t h e  i n i t i a t i v e  t o  purchase  
and r e n t  o u t  pushcar t s .  Flowers, a v a r i e t y  of s p e c i a l t y  goods, small items 
t h a t  i n d i v i d u a l  merchants a r e  a l r e a d y  s e l l i n g ,  a n t i q u e s ,  bakery i t ems ,  h o t  dogs ,  
sandwiches, and i c e  cream a r e  p a r t i c u l a r l y  a p p r o p r i a t e  f o r  street vendor opera- 
t i o n s .  The use  of Cochran Square i n  t h i s  manner would have t o  be accompanied 



by t h e  p r o v i s i o n  o f  a c c e s s i b l e  pa rk ing ,  p l a c e s  where peop le  could  s i t  down and 
eat ,  t r a s h  r e c e p t a c l e s ,  and r e g u l a r  clean-up. 

R e c r u i t  New Tenants f o r  t h e  Downtown 
A Tenant S e l e c t i o n  and Recruitment Committee should b e  e s t a b l i s h e d  by t h e  
Chamber t o  i d e n t i f y  re ta i l  a c t i v i t i e s  and s e r v i c e s  needed i n  t h e  Middletown 
area and t o  v i s i t  s u c c e s s f u l  e n t r e p r e n e u r s  i n  n o r t h e r n  N e w  C a s t l e  County and 
Dover who may be i n t e r e s t e d  i n  e s t a b l i s h i n g  branches  i n  Middletown. 

The market a n a l y s i s  of t h e  Middletown a r e a  p r o v i d e s  some g u i d e l i n e s  f o r  d e t e r -  
mining what t y p e s  o f  re ta i l  o r  s e r v i c e  a c t i v i t i e s  have p o t e n t i a l  a s  s u c c e s s f u l  
t e n a n t s  i n  Middletown (see Chapter 111). A l a r g e  department s t o r e  o r  an addi-  
t i o n a l  supermarket,  package s t o r e ,  a p p l i a n c e  s t o r e ,  d r y  c l e a n e r s ,  cinema, hard- 
ware s t o r e ,  o r  luncheone t te ,  are n o t  l i k e l y  c a n d i d a t e s  f o r  l o c a t i o n  i n  Middle- 
town. Given t h e  e x i s t i n g  a r r a y  of s e r v i c e s  and r e t a i l  o u t l e t s  now loca ted  
i n  t h e  area (Chapter I V ) ,  t h e r e  may be room f o r  some expansion of g rocery  space,  
a f u r n i t u r e  s t o r e ,  a men's shop, a shoe  s to re / shoe  shop, a t e l e v i s i o n  and r a d i o  
r e p a i r  shop, a t o b a c c o n i s t  and newsstand, a n t i q u e  s t o r e ,  f ami ly  r e s t a u r a n t ,  
and a d d i t i o n a l  p e r s o n a l  s e r v i c e s .  

The committee should have in format ion  about  each  vacancy i n  t h e  downtown, a 
b r i e f  d e s c r i p t i o n  o f  t h e  downtown and t h e  t r a d e  a r e a ,  and informat ion about t h e  
r e v i t a l i z a t i o n  program. I n  a d d i t i o n ,  t h e  committee should work wi th  l a n d l o r d s  

. . t o  o b t a i n  needed b u i l d i n g  improvements and t o  n e g o t i a t e  i n c e n t i v e s  t o  a s s i s t  
t e n a n t s  d u r i n g  t h e  f i r s t  yea r  o f  o p e r a t i o n  (reduced r e n t ,  h e l p  i n  remodeling,  
e tc . ) .  

E s t a b l i s h  a Farmer 's  Market Near t h e  Downtown 
Middletown needs t o  become a more a t t r a c t i v e  d e s t i n a t i o n  f o r  r e s i d e n t s  of 
n o r t h e r n  New C a s t l e  County and a s top-off  p o i n t  f o r  t r a f f i c  moving through t h e  
area, p a r t i c u l a r l y  i n  t h e  summer and e a r l y  f a l l .  A f a r m e r ' s  market,  providing 
wholesale  and r e t a i l  f a c i l i t i e s  f o r  f r e s h  f r u i t s  and v e g e t a b l e s  and commercial 
space  f o r  s p e c i a l t y  shops ,  would c a p i t a l i z e  on t h e  a g r i c u l t u r a l  base of t h e  
Middletown reg ion .  

The market should  be  l o c a t e d  i n  an a r e a  a d j a c e n t  t o  t h e  downtown s o  t h a t  busi -  
n e s s e s  i n  t h e  downtown w i l l  have an  oppor tun i ty  t o  b e n e f i t  from t h e  t r a f f i c  
drawn t o  t h e  market. C a r e f u l  a t t e n t i o n  should be g iven  t o  t h e  impact of t h e  
market on t h e  food s t o r e s  
between a g e n e r a l  s e r v i c e  
b e n e f i c i a l .  

now l o c a t e d  i n  Middletown. A c o n t r a c t u a l  
food s t o r e  and a f a r m e r ' s  market might be 

arrangement 
mutually 



I n  coopera t ion  w i t h  t h e  Chamber o f  Commerce, t h e  town c o u n c i l  may want t o  
e s t a b l i s h  a n o n p r o f i t  development c o r p o r a t i o n  to  a t t r a c t  r e s o u r c e s  f o r  t h i s  
p r o j e c t .  

Make B e t t e r  U s e  o f  E x i s t i n g  Parking Space 
Two p r i v a t e l y  owned park ing  a r e a s  i n  t h e  downtown should be upgraded. The 
a r e a  i n  f r o n t  of t h e  convenience market on E a s t  Main S t r e e t  should  be r e p a i r e d  
and landscaped. The l o t  n e x t  t o  t h e  church on West Main S t r e e t  should be 
paved and made a v a i l a b l e  f o r  r e g u l a r  use by t h e  p u b l i c  dur ing  bus iness  hours.  
A c o n t r a c t u a l  arrangement should be e s t a b l i s h e d  between t h e  town a d m i n i s t r a t i o n  
and t h e  owners o f  t h e s e  areas t o  f a c i l i t a t e  g e n e r a l  u s e  of t h e s e  a r e a s  and t o  
draw upon p u b l i c  and p r i v a t e  funds  f o r  t h e i r  development, landscaping and 
maintenance. ' 

Employers should make s u r e  t h a t  t h e i r  employees a r e : n o t  u t i l i z i n g  v a l u a b l e  
pa rk ing  space  on s t r e e t  f ron tage .  Off street park ing  should be l o c a t e d  and 
rese rved  f o r  employees. 

The town should c o n s i d e r  t h e  merits of a municipal  pa rk ing  a u t h o r i t y  t o  develop 
and main ta in  pa rk ing  a r e a s  i n  t h e  downtown. 

Encourage M u l t i p l e  Uses of  t h e  E v e r e t t  Thea te r  
The t h e a t e r  i s  a v a l u a b l e  asset t o  Middletown and should n o t  be  allowed t o  
d e t e r i o r a t e  o r  to be abandoned a s  a t h e a t e r .  Inc reased  g a s o l i n e  c o s t s  over  
t h e  long  run  w i l l  s t r e n g t h e n  t h e  market f o r  a l o c a l  movie t h e a t e r ,  but  i n  
t h e  meantime movie p r e s e n t a t i o n s  a l o n e  w i l l  n o t  s u s t a i n  t h e  t h e a t e r .  C r e a t i v e  
use  o f  t h e  t h e a t e r  f o r  community a c t i v i t i e s  and l i v e  shows as w e l l  a s  f o r  com- 
mercial movies w i l l  h e l p  p r e s e r v e  it a s  a f a c i l i t y  and b r i n g  l a r g e r  numbers of 
peop le  t o  t h e  western  s i d e  of t h e  downtown. L ive  performances may be an 
e f f e c t i v e  way t o  i n c r e a s e  revenue f o r  t h e  t h e a t e r  and t o  at tract  people  to  
Middletown. 

Improve t h e  R e s i d e n t i a l  Charac te r  of t h e  Downtown 
There should be  an organized e f f o r t ,  suppor ted by t h e  b u s i n e s s  community, t o  
improve t h e  r e s i d e n t i a l  s t r u c t u r e s  i n  and around t h e  downtown. Upper f l o o r s  
t h a t  can be used f o r  apar tments  should be  renova ted ,  and vacan t  r e s i d e n t i a l  
f a c i l i t i e s  should be r e s t o r e d  and made s u i t a b l e  f o r  occupancy. Th is  w i l l  con- 
t r i b u t e  t o  t h e  p h y s i c a l  r e v i t a l i z a t i o n  o f  t h e  downtown and g e n e r a t e  a d d i t i o n a l  
a c t i v i t y  t h a t  w i l l  add t o  t h e  g e n e r a l  v i t a l i t y  of t h e  a r e a .  



Promote t h e  Downtown 
The p r o p o s e d ~ ~ h a r n b e r  o f  Commerce Committee on Downtown Promotion should s t a r t  
immediately t o  accomplish t h e  fol lowing t a s k s :  

Develop a program o f  j o i n t  a d v e r t i s i n g  f o r  downtown bus inesses .  

Develop an annua l  s idewalk sale similar t o  t h a t  h e l d  i n  Newark, Delaware. 

E s t a b l i s h  an  annua l  Middletown Day i n  coopera t ion  w i t h  community organiza-  
t i o n s ,  t h e  f i r e  company and t h e  l o c a l  schoo ls .  Food, music,  even t s  i n  
Cochran Square,  a f l e a  market,  s p e c i a l  sales on Main S t r e e t ,  garage s a l e s  
around t h e  downtown, and o t h e r  act ivi t ies cou ld  be p a r t  o f  t h i s  annual  
even t  . 


