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Introduction
Ice House Flats is a Phillipsburg, New Jersey 501c3 based organization, dedicated to
preserving the history of the Phillipsburg Flats area nestled against the bank of the Morris
Canal. Our goal is to provide a sustainable, environmental clean space utilizing the existing
structures dating back to the turn of the previous century. Using adaptive reuse for the
existing structures with grounds for benches, walking trails and gardening plots with
associated farmer’s market, the organization creates outreach programs associated with an
educational opportunities for all ages, sponsoring festivals, performing arts, exercise classes,
music, and movies. Imagine the bustling activity revitalizing our town to benefit the local
community with a low-cost recreation alternative drawing from the regional population.
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The Ice House Flats Board of Trustees researched comparable visitor attractions case studies
through site visits and analysis of existing studies, reviewed publicly available data produced
by event venues, annual municipal reports of existing sites, when available, and conversations
with regional experts with process experience creating this type of public space. This was
accomplished pre-COVID. Although dated, the study remains relevant based on past results.
Overview
As a historical destination, Phillipsburg is known for its roots in
the industrial revolution. Commencing with the development
of the Morris Canal in 1831 replaced by railroads in 1850s,
turning to the manufacturing industry that brings us to the 21st
century. Much of this history and that of the region have been
under pressure to be acquired by private hands, eliminating
the public access to these historical treasures. Although work
has begun to reverse this trend, communities like Phillipsburg
have an opportunity to plan for the future by preserving the
past; providing future generations a factual representation.
Ice House Flats is minutes from Route 22 and 10 minutes to
Route 78 and less than an hour drive to Philadelphia and just
Figure 1: Warren County Map1
over an hour to New York City primarily served by automobiles
and augmented with bus service serving the Lehigh Valley.
Demographic Overview
Warren County combined with Northampton, Lehigh and Carbon Counties in Pennsylvania to
the west exceed a population of 800,000 all within a 30 minute to 1-hour drive to Ice House
Flats. A community of 117,000 live within a 5-mile radius and nearly a quarter of a million
residents live within a 10-mile radius.2
Within a short drive time covering 25-50 miles, Phillipsburg is centrally located accessible by
multiple large population centers including Allentown, Philadelphia and New York as
illustrated in Figure 2. Phillipsburg rests at the apex of the western part of the Lehigh Valley,
reaching to the southern and easternmost section of Warren County. There is combined
population in Philadelphia, Allentown, North and Central New Jersey and the western suburbs
of New York City of 12.4 million people. Average household income increases by almost 50%
as the range is increased encompassing an older population. Vehicular traffic represents
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visitor opportunities with 8,200 vehicles passing the Ice House Flats per day as reported in the
2017 Community Insights Study3.
Sample Towns
Allentown, PA
Alpha, NJ
Bethlehem, PA
Easton, PA
New York, NY
Newark, NJ
Philadelphia, PA
Pohatcong, NJ
Princeton, NJ
Reading, PA
Sparta, NJ
Trenton, NJ

Miles
11.5
<1
10.5
<1
62
50
51
<1
35.5
46
37
40.5
Figure 2: Driving distances from Phillipsburg, NJ

Easton, PA has established several attractions drawing visitors from this region with Bacon
Fest 2021 attracting over 70,000 attendees, Crayola Tour (Pre-COVID), 425,000 and the
Phillipsburg Railroad Excursion bringing 120,000 people to town. Again Pre-COVID) but
recent data shows sold out events for all of Polar Express 2021-2022 The geographic
advantage of Ice House Flats is the proximity to other counties in Pennsylvania and New
Jersey including Morris, Hunterdon, Sussex and Somerset to the east and Bucks, Berks,
Chester, Delaware, Montgomery and Philadelphia to the south.

Figure 3: 2019 Regional populations4
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Figure 4: 2019 Regional medium income5

Figure 5: 2019 Regional Warren County age population6
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Opportunities
With the proposed venue, there are more than a few revenue opportunities for Ice House
Flats. This revenue supports the ongoing operations and upkeep of the grounds. As learned
in case study research, the most common revenue generating activity are gift shops, food
facilities like a farmer’s market and event space. Opportunities coupled with helpful resources
meet the four (4) criteria of Educational, Cultural, and Economic and Ecological value in an
area in need of low-cost recreational alternatives. Based on the population demographics, Ice
House Flats represents a regional attraction that has the potential to expand to meet a larger
audience generating a significant economic impact with the possibility of expansion of
programs and functionality.
Walking Trail
Walking trails are among the most popular park feature of local open space by other towns
within Warren and Hunterdon Counties. The undulating contours of the property allow for a
challenging trail of elevations in a partial forest setting. The initial concept design calls for the
trail to encircle the entire property at an estimated length of one mile. This trail is not a
nature trail that covers hundreds of acres, instead is used as a local resource with easy access
with nearby parking. Examples of other nature trails include the Marble Hill Natural Resource
Area in Phillipsburg, A 288-acre preserve just north of Phillipsburg along the Delaware River,
Delaware Water Gap and Bake Oven Knob, two points on the Appalachian Trail. On a more
local basis similar to the design intended at the Ice House Flats includes Alexandria Town
Park adjacent to Schick Reserve in Alexandria Township, NJ, Musconetcong Gorge in a park
in Bloomsbury, NJ and Landsdown Meadow and Trail in a park in Annandale, NJ offer wellkept trails.
Sustainability is a priority for Ice House Flats as one way to keeps costs under control for
ongoing maintenance. Multiple new materials have been made available and require
additional research to determine the most appropriate surface material focused on less
upkeep and maintenance.
Garden Plots
Community gardening improves people’s quality of life. Neighborhood and community
development stimulate social interaction, encouraging self-reliance, beautifying
neighborhoods, producing nutritious food, reducing family food budgets, conserving resources
and creating opportunities for recreation, exercise, therapy, and education. Estimates call for
©2022 Ice House Flats Economic Development Study
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between 45 and 50 raised beds, available for seasonal leases on a first come-first serve basis.
Installation and maintenance is provided using private funds of sponsors of the Ice House Flats
as well as funding provided by grants offered by groups like the National Community Garden
Association and the Town, County and State of New Jersey.
Farmer’s Market
In a recent report, Phillipsburg is listed as one of 50 food deserts in New Jersey. Creating a
Food service as a Famer’s Market, local residents have access to consumables as well as
ingredients solving an essential need within Warren County under the current campaign
“Grow Warren”. Although part of the town of Phillipsburg, Warren County is a place focused
on agriculture and offering residents and others the opportunity to create and cultivate a
raised garden all within walking distance. There are other markets in the area located some
distance from the Ice House Flats. Local markets include Grochowicz Farm Market & Fall
Family Fun in Glen Gardner, NJ, Hensler Farms in Belvidere, NJ and Country Fresh Farms in
Hampton, NJ.
The Farmer’s Market at the Ice House Flats would operate seasonally from early May until late
October. Vendor booths would be available on a first come basis prioritized first for
members and sponsors of the Ice House Flats that have grown the produce on the Ice House
Flats with the nominal weekly charge to fund maintenance of the grounds. The Farmer’s
Market intends to provide locally produced ingredients to the public able to accept
Supplemental Nutrition Assistance Program (SNAP) dollars sponsored by the USDA with
redeemed at a multiple to assist the local population. Consumables would also be available,
offered first to businesses with a presence in Phillipsburg, NJ and then to others including
food trucks as appropriate. This is a chance to partner with other adjacent towns that have a
similar need.
Preliminary demographic data provide evidence that there is a demand for this type of
activity. One of the missing elements within this region of Warren County is access to land to
grow produce and flora used for personal use. In this area of the county, there is a
population density able to sustain a profitable seasonal Farmer’s Market. Various themes can
promote events to attract attention to the market. Ice House Flats can work with Warren
Wanderings and the Warren County Economic Development Commission supported by the
County Freeholders. Based on the proximity of the Ice House Flats, nearby counties in New
Jersey and Pennsylvania are considered part of the regional geography used to attract
visitors to the Farmer’s Market.
As food and beverage shifts from fast-food toward mindful choices, a market sourced from
the Ice House Flats garden appeals to the “foodie” buyer searching for fresh ingredients.
©2022 Ice House Flats Economic Development Study
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Based on a 2017 Food and Health Survey from the International Food Information Council,
foodies are a median age of 58, 63% female and a majority of 52% make a living wage over
$75,000. Visitors are guided through a tour of the raised garden beds providing the
opportunity for educational programming and additional revenue for Ice House Flats.
Retail
Comparable establishments, though interviews, indicate that a strong retail presence
contributes to their success. A number of the more popular stores such as Pickwick at
Strawberry Banke sold extraordinary items at their seaside shop in the heart of the Historic
Bridge District in Portsmouth NH. One option to consider is to create a regionalized “Grow
Warren” offering local products from artists, farmers, trades and services.
With higher disposable income, surrounding areas are more likely to purchase goods from
the specialty store associated with sustainability. Because inventory items are locally
handmade, higher prices may be charged for the items to compensate the artist’s labor while
driving modest revenue for the Ice House Flats. A catalog for an online store would be
created with branding from the Ice House Flats to extend the reach of the venue. The online
store extends the reach to engage customers from afar who may not be able to travel to the
Ice House Flats in person. Examples of this type of marketing can be seen at The Rapture
Trust - https://theraptortrust.org/
Event Space
Given the area demographics, there is a market for events to be held at the Ice House Flats
with over 62% of the population in the sourounding area represented by young adults7.
While the proposed event space may be competing with venues of larger surrounding cities,
there is an opportunity to tap into a sub-market of medium-size event spaces and festivals
unique to the area focused on those looking for smaller scale event spaces and serving as a
place to show movies, hold meetings, conduct classes, share local art, and host festivals. This
size is a perfect economic fit for traveling bands to play to a smaller audience between large
city engagements.
There are several local partnerships that Ice House Flats can explore to diversify its
programming and amenities. Affiliations with other not-for-profit organizations, corporate
partners and educational centers of all ages would be eligible for partnership status with the
goal of increasing regional audience engagement.
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In addition to the rich industrial history of the area, Geographically, Phillipsburg is situated
near many institutions of higher learning that can participate in the regional activities.

Institution of Higher Learning
Miles from Phillipsburg
Lafayette College
2 miles
Northampton County Area Community College
8 miles
Warren County Community College
10 miles
Lehigh University
12 miles
Moravian College and Moravian Theological Seminary
11 miles
Triangle Tech Inc. Bethlehem
13 miles
DeSales University
15 miles
Penn State Lehigh Valley
15 miles
Cedar Crest College
19 miles
Muhlenberg College
18 miles
Centenary College
21 miles
East Stroudsburg University of Pennsylvania
21 miles
Table 1: Regional Institutions of Higher Learning8

Post-COVID, Higher Ed is expected to produce over 42,000 undergraduate and graduate
students enrolled as well as approximately 10,000 faculty and staff work within a 30-minute
drive to the Ice House Flats. Millennial-focused events including festivals and concerts can be
considered for the site to generate revenue. Ice House Flats can also partner with university’s
departments to solicit volunteers, and offer internships in a number of different areas of
learning from Not for Profit management, fundraising to biology and social sciences.
Proximity to universities and high schools on both sides of the Delaware River can also be
leveraged pre and post events supporting fraternal, cultural, sporting and festival groups.
Other Opportunities
Visitors may stay longer due to the relaxed and leisurely environment. Within the open area,
visitors are free to explore the grounds at their own pace at Ice House Flats. Visitors taking
advantage of more than one type of entertainment or educational aspects of the area are
more likely to spend more during the duration of their trip.
Constraints
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While a public space with gardening, walking trails, and festival grounds for movies and
events is enticing, there are obstacles to overcome. The transformation from the over-grown
field and Ice House ruin to a usable footprint require capital improvements even if the plans
are not for a complete restoration of the Ice House building. The construction of essential
amenities and excavation, as well as a comprehensive engineering study, requires capital
investment and dedicated staff time. Taking into consideration the following constraints, Ice
House Flats can mitigate the risks to ensure the success of the operation.
Land Acquisition
The property know as Block 2806, Lot 1 containing the building is owned by the Town of
Phillipsburg. The adjacent property, Block 2806, Lot 5 is owned by Lenny Hernandez. Mr.
Hernandez has voiced his interest in selling the property to Ice House Flats. Assistance with the
purchase of the property using municipal and grant funding is the highest priority. Other
alternatives, similar to Duke Farms, is to plan for the acquisition of the property using private
funds raised through corporate sponsors and other like-minded mission charities. This
approach changes the operational constraints and creates additional requirements for
oversite that can be addressed by expanding the board to include major donors.
Farmer’s Market
The Farmer’s Market is operated by Ice House Flats. Insurance and staff oversight is necessary
as well as marketing the potential of the revamped Ice House Flats. Building relationships with
local merchants will be essential to attract audiences interested in returning week after week.
New Jersey Liquor licenses are among the most expensive and restrictive in the nation,
making it costly and difficult for events to serve alcohol. A plan is required to gain a better
understanding of the regulations to be able to share local craft beer and wines as a way to
attract visitors to the Ice House Flats at events conducted throughout the year.
Walking Trail
Based on multiple case studies within New Jersey, maintenance of the walking trail represents
a significant expenses associated with frequent use. In several cases, municipalities have used
a manufactured surface eliminating permeable land, thus reducing the area of coverage in
fields as it would apply to the design of the grounds of the property, Other trails along the
Delaware River use a composite able to be used by a variety of different uses from walking to
jogging to bicycles. New materials are now available that require additional research to
determine the right solution for Ice House Flats.
Garden Plot
©2022 Ice House Flats Economic Development Study
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With an estimated 40 – 50 raised beds available to Phillipsburg residents and other local
families, it is likely to be a favorite feature of the property. Existing gardens are already
available within town sponsored by the Phillipsburg Garden Club. Plots at the Ice House Flats
are available on a first-come-first-serve accompanied by the seasonal fee of $25 for
Phillipsburg residents and $50 for others to cover the cost of maintenance. Policing for
compliance with the posted rules requires resources dedicated to the ongoing use for the
garden area. Procedural guidelines are necessary to enforce a clean, legal, organized garden
plot area of the overall site. Access to a landscape architect is necessary to develop the
standards containing suggestions for crops and indigent fauna.
Retail
Funding is needed to purchase the items for the gift shop and online store. As such, it’s likely
that the net revenue from the retail operation will be limited in the initial years.
For the retail element of Ice House Flats to be effective, a broad-based inventory of local
merchandise is necessary to remain authentic. Promotion is required to get the word out
about the cultural and educational aspects of the venue. Economic development will follow
with the proper positioning of the opportunities and activities associated with Ice House Flats.
Local suppliers may not have the necessary quantity or quality to meet the standards of the
gift shop. While it is ideal for featuring locally made goods, the items in the area may not fit
the theme of the Ice House Flats. As a result, the inventory may be limited, and careful
consideration must be taken to ensure that the goods offered in the store reflect the caliber
of the venue.
To fully cultivate the goods offered at the store and online, it’s likely that a resource as
merchandiser would be needed. The cost of this position adds to the burden on the finances
of managing operations.
Other Constraints
Insurance considerations need to indemnify all of the proper parties to cover a considerable
array of situations. A project to identify local merchants able to provide Insurance and other
products and services needs to be compiled.
Competing Priorities – While there are multiple projects under development within
Phillipsburg that have the potential to draw visitors to the area, it can take time to establish a
program and create the necessary marketing to bring the right visitor to the Ice House Flats.
Visitation figures for other venues in the region indicate interest, but they also represent
competition. Due to the size, headliners with focus more on the local flavor of the area and
secondary-stops for nationally known talent. Access to Internships, with supervision could
12
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mitigate the disparity by providing marketing and other services sourced from local
institutions of higher education.
Guest that stay overnight spend more than twice the average during a single day trip to the
area.9 Due to the limited number of available hotel rooms in the area, the revenue from each
visitor only occurs within one day. Other projects in Warren County and the surrounding area
are now considering this issue.
Not all activities at the Ice House Flats are event-based and as a result, counting visitors will
be an issue that can be addressed but needs more attention to be able to report on the
value of the venue to the local community and its impact on the regional economy
With minimal signage and lack of visibility from South Main Street, access to Ice House Flats is
difficult to recognize from the road. While there is heavy vehicular traffic on South Main
Street averaging 8,200 vehicles per day10. The property elevation requires signage for drivers
approaching by the blind corner of Carpentersville Road from the south and blind corner
approaching from the north from Route 122 in Pohatcong. Wayfinding to the revenuegenerating aspects will also be needed ensuring that visitors are aware of the location of the
venue and activities. With the current outcome of the Agway building, this offers a change to
look at the intersection and use the space for additional cars and as an annex to Ice House
Flats.
The desire to have both associations and corporate sponsors are constrained by the
resources and personnel required to instigate and nurture potential partners. Examples of
Sponsorship benefits could include:
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Table 2: Sponsorships
Sponsorship Benefit Levels
Donation
Walking Trails (Passive Use)
Social Media Co-Brand
Farmers Market
Gardening Privileges
Receive a 20% discount on all Ice House
Flats merchandise
Receive exclusive access to purchase
tickets in advance of community events
Sponsorship display at the Office of Ice
House Flats
Join us at the Ice House Flats VIP events
throughout the year
Acknowledgment on Ice House Flat's
website with a link to Sponsor's website

Open
Access

Phillipsburg
Resident
/Family

Individual

Family

Lifetimer

Benefactor

Chintewink
Circle

Hamlet
Society

Inter
Circle

Union
Square

Phillipsburg
Circle

NC
NC

$25
X

$50
X

$75
X
X
$25

5,000
X
X
X
NC

10,000
X
X
X
NC

Over
$40,000
X

X
$25

2,500
X
X
X
NC

30,000
X

X
$25

1,000
X
X
X
NC

20,000
X

NC

500
X
X
X
NC

X
NC

X
NC

X
NC

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

2 cards

2 cards

4 cards

4
cards

6
cards

8
cards

10 cards

20 cards

2 tickets

2 tickets

4 tickets

6
tickets

8
tickets

10
tickets

12 tickets

custom

X

X

X

X

X

X

X

X

X

X

X

X

X

1

2

3

4

5

Negotiable

30%

35%

40%

45%

50%

Negotiable

Private tour of Ice House Flats
Invite friends with Donor Guest Cards to
Ice House Flats events per year
Receive exclusive access to purchase
VIP Seating in advance of community
events per year
Two (2) boxes of exclusive designed Ice
House Flats postcards
Receive two FREE admissions to select
events
Complimentary Use of the Ice House
Flats on specific events
Receive an exclusive discounted facility
rental rate at the Ice House Flats venue
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Ice House
Society

Meet with contributing local Artists
Sponsorship Benefit Levels

Open
Access

Phillipsburg
Resident
/Family

Private Meet and Greet for Installations
of local Artists
Sponsorship Announcement to the
crowd for select Ice House Flats events
Logo placement in all marketing
materials

Individual

Family

X

X

X

X

X

X

X

X

Lifetimer

Benefactor

Chintewink
Circle

Hamlet
Society

Inter
Circle

Union
Square

Phillipsburg
Circle

Ice House
Society

X

X

X

X

X

X

X

X

X

X

X

X

X

Participate in interviews on local
newspaper and TV and Web properties
Banners displayed for the entire season
or individual show performances
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Analysis of Existing Markets
Competitors (Pre-COVID)
Delaware River Railroad Excursions11 – Phillipsburg, NJ
Easter Bunny Train Ride Egg Hunt
Winery Train
The River & Steam Train Ride
Mine Train
Thomas Stream Train Ride
Dino Days Train Ride
Polar Express
www.877trainride.com

ArtQuest - Steel Stacks12-Allentown, PA
ArtsQuest is a Bethlehem-based nonprofit
dedicated to presenting music, arts, festivals,
cultural experiences and educational and
outreach programs that aid in economic
development, urban revitalization, and
community enrichment. ArtQuest is known for
festivals such as its flagship event, Musikfest; the
Banana Factory Arts Center; and the ArtsQuest
Center and SteelStacks arts and cultural campus.
www.steelstacks.org
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Sky Stage13 Frederick, MD
59 South Carroll Street, a pre-Revolutionary War
building, was damaged by a major fire in 2010 and had
no roof. Now, the plywood boards on the doors and
windows have been removed to reveal a center for free
arts and culture. The open-air theater offers drama,
music, children’s story time, art classes, folklore, history,
naturalists, and film. The local community is invited to
program the space.
www.skystagefrederick.com

Duke Farms14 Hillsborough, NJ
The natural beauty, diversity of wildlife and breadth of
ecological resources at Duke Farms makes it the perfect
setting for environmental education, demonstration,
and research. We believe that everyone—from research
professionals to school kids—can learn from our
conservation efforts and help to build a more
sustainable future.
https://www.dukefarms.org
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Historic Bethlehem Partnership – Burnside
Plantation15
Your friends, family, and associates will be talking
about your event for years to come. From elegant
cocktail receptions to corporate meetings and
casual gatherings, our unique assortment of
museums, historic buildings, and gardens will make
your special occasion extraordinary.
historicbethlehem.org/event-venues/

Allentown Fairgrounds16 – Allentown, Pennsylvania
The Lehigh County Agricultural Society is the
nonprofit owner and operator of the 46 acres
Allentown Fairgrounds and The Great Allentown
Fair. The object of the Society is the improvement
and advancement of Agriculture, Horticulture,
Livestock, Domestic Mechanical Arts and the
entertainment of its members and patrons.
http://www.allentownfairpa.org/index.php

Waterloo Village17 – Stanhope, New Jersey
Waterloo Village takes the visitor through time from
a 400-year old Lenape (Delaware) Indian village to
a bustling port along the once prosperous Morris
Canal. This early 19th-century restored village
contains a working mill complex with gristmills and
sawmills, a general store, blacksmith shop, and
several historic houses.
https://www.getoutsidenj.com/places/waterloovillage-historic-site-stanhope-nj/
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Analysis of Available Markets
Attendance Projections

Based on regional competitive attendance records, comparable to Ice House Flats, a report created
by the Museum’s Store Association’s 2014 Retail Industry estimate that Ice House Flats could attract
approximately 50,000 - 75,000 annual visitors following the reclamation of the structure and the
completion of the open space accessible for use18. Visitation estimates assume rigorous marketing
outreach efforts from Ice House Flat organization, the town of Phillipsburg, County of Warren, and
the State of New Jersey.

Compelling Exhibits

Extensive Marketing

Strategic Partnerships

Continuous Investment

Projected Annual Visitation
Comparable Sites
Allentown Fairgrounds
ArtQuest - Steel Stacks Musikfest
Burnside Plantation
Delaware River Railroad Excursions
Duke Farms
Sky Stage
Waterloo Village
Average Annual Visitation
Projected Ice House Flats Visitation

Location
Allentown, PA
Allentown, PA
Bethlehem, PA
Phillipsburg, NJ
Hillsborough, NJ
Frederick, MD
Stanhope, NJ

Type
Urban
Urban
Suburban
Urban
Suburban
Suburban
Suburban

Phillipsburg, NJ

Urban

Annual Visitors
850,000
1,196,000
45,000
120,000
500,000
43,291
250,000
444,184
55,000

**
*
**
***
**

*data for Musikfest 2017 self-reported averaging $15.35 per spent per visitor
** approximate based on self-reporting
***data on IRS form 990 shows income of 432,911 assuming $10 per visit for approximately 50k visitors

Methodology
Multiple methodologies were followed using expert research from regional sources familiar with
conducting the studies on the target audiences. These studies included walkability calculations to a
©2022 Ice House Flats Economic Development Study
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review of the demographics for income, age, and family configuration within a 3, 5 and 10-mile
radius of Phillipsburg, New Jersey. However, participation rates among the different sites fluctuate
based on multiple external factors. With variations in programming, availability to mass transit,
seasonality of the activity, and level of marketing outreach based on investment all lead to different
engagement results. These projections are dependent on significant marketing showcasing events
and exhibits at the venue.
Competitive Summary
With so many examples of similar use venues, it is an arduous task filtering the information to select
the correct balance of services, features, and price. Using the competitive examples listed above, Ice
House Flats has the advantage of hindsight using existing models appropriate for the local
demographic. One revenue use as a Wedding Venue was not part of the original plan associated
with Ice House Flats. Upon review of the competitive landscape, using pre-approved vendors, other
venues have created a market providing outdoor celebrations as a way to both increase attendance
and create a source of additional revenue used to offset operational costs and capital
improvements on both public and private properties.
Although the vast majority of the entertainment alternatives in the region are seasonal, it is possible
to create a four (4) season calendar for all but the coldest months of the year. With an estimated
seating area of 130 seats using a flexible use design and 1,500 as lawn seats, events like training and
exercise classes and demonstrations would be possible if the interior space provided for a small
heated area within the main building structure. The competitive assessment also brought to the
forefront, the volumes of details necessary to create a sustainable environment for the community.
We have engaged the assistance of a landscape architect intern from Germany to share the most
advance techniques of sustainability. (see Site plan)
Based on attendance figures from destinations that are comparable to Ice House Flats; initial
estimates are that Ice House Flats could attract approximately 55,000 – 75,000 people per year
growing as programming becomes more accessible. Initially, attendance is expected to be
significantly less as the destination, Ice House Flats is not known and requires the support of the
state, county, and local government, regional businesses and associations to promote the venue
and the events within the region. Warren County is included in the planning phase of programming
and focuses on extending advertising reach to capture out-of-county visitors using print and online
media.
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Revenue Generation
Each program needs to be assigned a “space per visitor” that determines the positive impact
activities recommended for Ice House Flats. Based on the limited space within the Ice House facility.
Initial cursory estimates indicate 130 seats can be built within the interior structure based on
dimensions and examples provided by Sky Stage in Frederic, MD. Interior use works for smaller
groups and educational sessions. Intimacy is achieved but can be expanded by using the grounds
which allows for patrons to participate in the events using “lawn seats” similar to the configuration
of PNC Center located on the New Jersey Parkway. It’s possible to accommodate more than 1,500
visitors based on recent events held within Phillipsburg by expanding to the outside of the structure.
A gift shop is available at other venues similar in mission to Ice House Flats. The square footage
dedicated to this revenue generation use averaged 1,000 sqft. based on competitive review.
Additional returns were not available.
Revenue Projections
Memberships

$25.00 per adult X 2,600 projected (individual and family) $13,000

6 Special Exhibits

$5.00 per adult X 350 projected adult attendance

16 Farmer’s Markets $25.00 per adult X 20 projected sellers booths

$10,500
$4,000

Guided Tours

$5.00 per adult X 2,600 projected adult attendance

$13,000

4 Special Events

$10.00 per adult X 500 projected adult attendance

$20,000

Garden Plots

$25.00 per adult X 40 available garden plots

$1,000

Gift Shop

$10.00 average purchasing 600 transactions per year

$6,000

Total Projected Revenue

$67,500*

Except for the Gift Shop, all of the revenue generation is nearly 100% proceeds as maintenance
and support represent an ongoing fixed expense.
* Not every visitor is expected to spend money so visits will always exceed paying customers.
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Conclusion
The Ice House Flats is an idea that has garnered considerable support over its short span from our
inception with a refocused on the area after the unfortunate outcome of the adjacent Agway
property. Through the establishment of a charity status 501c3 and partnering with local existing
charities, and the support of the local municipality Ice House Flats has the potential of becoming a
reality. With any large-scale community project managed by the private sector, resources of time,
money and people are all potential points of failure based on tasks that can either make or break a
project of this magnitude.
An estimated attendance level of 55,000 creates adequate funding to sustain the ongoing
maintenance and support of the grounds or cover the cost of a full time Director of Programming.
Local populations with a 30–60-minute drive are ample enough, with the correct balance of
programming to attract visitors from communities with above average disposable income in the
surrounding counties in both New Jersey and Pennsylvania compared to local populations.
The current board is represented by concerned residents and activists with a vision of what is
possible in Warren County; more specifically the regional economic impact to Phillipsburg and
surrounding community by creating Ice House Flats. However, it cannot be accomplished with only a
handful of well-meaning citizens. For this effort to be sustainable, all of the different groups within
the community need to step forward and take an active role. In some cases, a kind word of
encouragement might be sufficient, for others, funding is the priority bringing the vision to reality.
With pen to paper, Ice House Flats has identified specific tasks necessary for the promised delivery
of low-cost entertainment alternatives in the Phillipsburg area. Work on the project continues to
develop activities that lead the community to an active, safe, clean open space. There are
knowledge gaps on the existing board that require augmentation to be successful. Talent and
financial sponsorship are necessary to achieve our goal of providing a safe place for all affinity
groups to enjoy low-cost recreational activities. All for Phillipsburg.
The board as had conversations with engineers, landscape architects, grant writers, interns, and
County government and we look forward to speaking with town representatives presenting a
preliminary site plan. Based on current projections, the first phase of excavation could occur as
soon as the weather changes and our thoughts turn to gardening and outdoor activities.
Contact Information
Info@icehouseflats.org
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Notes/Sources
1
Sourced from Google Maps
2
Community Insights; Market Analysis Union Square Phillipsburg NJ JGSC Group October
2017
3
ibid
4
https://statisticalatlas.com/county/New-Jersey/Warren-County/Age-and-Sex
5
ibid
6
ibid
7
ibid
8
Source: https://www.collegesimply.com/colleges-near/new-jersey/phillipsburg/
9
Community Insights; Market Analysis Union Square Phillipsburg NJ JGSC Group October
2017
10
Ibid
11
www.877trainride.com
12
www.steelstacks.org
13
www.skystagefrederick.com
14
www.dukefarms.org
15
historicbethlehem.org/event-venues
16
www.allentownfairpa.org/index.php
17
www.getoutsidenj.com/places/waterloo-village-historic-site-stanhope-nj
18
Museum’s Store Association’s 2014 Retail Industry

Additional Considerations
Add section on NJ Bi-way
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