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A Letter from the RADC Chairman of the Board

I am pleased and excited to present the Riverfront Alliance of Delaware
County’s (RADC) Chester Master Waterfront Plan. The following
document is a result of a yearlong process that included extensive
outreach to community residents, local businesses, government officials,
non-profit organizations and various other stakeholders interested in the
Chester Waterfront.
RADC is a non-profit membership organization including some of the
largest private employers, institutions and public agencies located in
the City of Chester and along the Delaware County waterfront. Our three
strategic priorities are housing and community development, public
safety, and economic development with a specific focus on the Delaware
Riverfront. Our Board members are committed to these priorities and
leaders of their respective organizations.
I would like to acknowledge the funders whose assistance made this
Plan possible:
• Pennsylvania Department of Community and Economic Development
• City of Chester
• Keystone Sports & Entertainment (Philadelphia Union)
• PECO

The Plan is merely the first step in the process of transforming the
Chester waterfront into a vibrant destination. Our goal is to attract
economic development, provide employment opportunities, develop
recreational spaces and programming and encourage commercial
development. While this is a long- range plan, RADC is starting
implementation immediately with projects such as the reconstruction
of the unit and 100 blocks of Engle Street and improvements to the
Barry Bridge Park. We are also beginning discussions on how to make
West 2nd Street (Route 291) more inviting and less of a barrier between
Chester’s neighborhoods and its waterfront. This cannot and will not be
a Plan that sits on a shelf.
Using the Plan as a guide, we hope you will join RADC and others
to make the Chester waterfront a welcoming location for residents,
employees, new businesses, and visitors. Chester’s industrial heritage is
still evident in active manufacturing facilities and repurposed buildings
such as the former electric generating facility now converted into office
space at the Wharf. The Philadelphia Union and Subaru Park are already
a regional destination. We know the waterfront has the potential to be
so much more. Now is the time to act on the vision in this Plan. The
process will take sustained effort and collective action. It will not happen
overnight but good things rarely do.

• M&T Foundation
• Chester Economic Development Authority
• Chester Redevelopment Authority
• Riverfront Alliance of Delaware County

Thomas Shoemaker
President/Chair Riverfront Alliance of Delaware County
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Executive
Summary
The goal of the Chester Waterfront Master Plan is to create an
ambitious but realizable framework for the transformation of the
Delaware Riverfront. The Master Plan details a market analysissupported private development program alongside critical public
investments in infrastructure that will help fulfill both an immediate
and a long-term vision for the waterfront. That vision will build upon the
City’s and waterfront’s existing assets, including Subaru Park, public
access to the Delaware River, the Commodore Barry Bridge and Barry
Bridge Park, the 1.5 mile Chester Riverwalk that is a section of the East
Coast Greenway, and the Wharf office building, to create an area that is
both a regional destination and a welcoming place for new and existing
Chester residents.
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Planning Context
Chester’s waterfront has historically
been industrial in nature, with vast
shipbuilding, energy, paper production,
and defense manufacturing operations
alongside smaller local production-oriented
businesses. After decades of growth and
prosperity in the early 20th century linked
to its industrial waterfront and connection
to the booming regional Philadelphia
economy, Chester began a long period of
contraction starting in the 1960s. As in
many other centers of production in the
United States and eastern Pennsylvania,
shrinking employment in the domestic
manufacturing sector had grave impacts on
the city from which it is yet to fully recover.
The Commonwealth of Pennsylvania
has declared the City to be in a fiscal
emergency and Chester recently received a
three-year extension to the program under
Act 47 that oversees financially distressed
cities. On a positive front, the City has
been designated a Qualified Opportunity
Zone, enabling the Philadelphia Union and
other potential developers to create an
Opportunity Fund for projects such as the
Waterfront development.
City government has begun the long
process of righting the fiscal ship
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while working to provide much-needed
services to its citizens. In July of 2020, a
Commonwealth-appointed receiver took
office, working to create and implement a
plan to improve the City’s fiscal standing
under the Municipalities Financial Recovery
Act (Act 47).
In spite of the fiscal challenges, there
are reasons to be optimistic: the
population appears to be leveling out and
new businesses, craftspeople, artists,
philanthropists, and immigrant groups are
starting to recognize the opportunity that
Chester presents.
The City’s recent planning efforts have
identified the waterfront as an ideal location
for more commercial, recreational, and
public use, given the existing infrastructure
and consolidated ownership. The Master
Plan supports the intents of those prior
plans to capitalize upon the opportunities
and unique characteristics of the Delaware
River and Chester’s infrastructure to allow
and encourage a diversity of uses within the
City’s waterfront corridor.
A thorough and transparent consultation
process engaged residents of Chester
through a series of focus groups and public
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open houses. As well, some forty interviews
were held with businesses, property
brokers, institutions and government
organizations. These productive exchanges
informed the Vision.

Vision & Planning Themes
The Chester Waterfront will be a place
where the everyday meets the special
occasion; a place that every Chester
resident – existing and new – calls home
while welcoming the region to share in the
rich mix of opportunity and excitement.
The Waterfront will be both a destination
and, ultimately, a new neighborhood. It
will be integrated into the wider City and
accessible by all modes of transportation.

The Chester Image
The waterfront is an occasion to share
Chester’s rich history and promising
future with a broader audience. Currently,
the City’s reputation does not reflect the
creative activities and civic spirit of Chester.
The redevelopment of the waterfront
presents an opportunity to change the
perception of the City - its safety, quality,
and potential.

The vision for the waterfront embraces five
themes to guide development:

Connectivity
The waterfront’s regional connections are
enviable: 15 minutes to PHL, 25 minutes
to Center City, interstate highway access,
direct access to major state highways,
and designation as part of the East Coast
Greenway. However, its local connections
need dramatic improvements to support
development and community access. A
focus on transit, cycling, and pedestrian
infrastructure will help make the waterfront
a friendly, safe, and comfortable place.

Successful
Development
Though the plan strives for aspirational
outcomes, any development proposed
for the waterfront must be based on an
understanding of market realities. The
plan describes a potential development
program that recognizes challenges and
opportunities, identifying specific immediate
and longer term uses that are supported by
local economics and local stakeholders.

Waterfront
Activation

Environmental
Sustainability

Residents of Chester and Delaware County
have already embraced the waterfront
as a recreational amenity, and future
development must continue to support such
uses. As a rare opportunity for the visitors
and residents to interact with the Delaware
River, the waterfront must employ publiclyaccessible uses such as open space, retail,
and boating.

As an area already prone to flooding and
embodying many of the characteristics
of an urban heat island, the waterfront’s
transformation must work to mitigate the
impacts of climate change and sea level
rise on the built environment and on human
experience. Such measures will include
natural landscapes, increased plantings on
streets and walkways, high levels of surface
permeability, and built shading devices.

Executive Summary
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Market-Supported Development Program
The project team conducted a thorough
analysis of market conditions, examining
key indicators and interviewing local
businesses and real estate professionals
to gain an understanding of the hyperlocal,
local, and regional economic environment.
A successful development program will
provide both temporary construction jobs
and considerable numbers of permanent
jobs, which could help transform the Chester
economy.
The Master Plan recommends a range of
uses that capitalize on the site’s strengths,
such as Subaru Park, while also addressing
some of the existing weaknesses, namely
leveraging the waterfront and intermittent
intensive use to support more consistent,
daily economic activity. The proposed uses
are organized into two broad phases of
development, with the first more viable in
the short term and the second built on the
momentum generated by the first. A fuller
description of these uses can be found
beginning on page 54 of the Master Plan.

Phase I (0-3 years)
Indoor Sports Complex (fieldhouse)
Indoor/Outdoor Concert Venue
Restaurant/Retail

Low

High

50,000 sf

75,000 sf

3,500 person

6,000 person

45,000 sf

60,000 sf

120,000 sf

250,000 sf

10,000 sf

20,000 sf

Temporary/Pop-up Retail Infrastructure
Waterfront Open Space
Office Space for Creative Enterprise

Phase II (3+ years)
Upper Mid-scale Hotel

100 key

Upscale Hotel

150 key

Office Space for Creative Enterprises

20,000 sf

40,000 sf

Restaurant/Retail

40,000 sf

60,000 sf

Updated Phila. Union Practice Facilities

15,000 sf

Marina
Multifamily Residential (Phase II+)
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# Units TBD

Site Planning
Informed by market research and in-depth site
analyses, it became evident that a number of
site layouts were possible; however the project
team identified a Preferred Option based on
its marketability, constructability, and ability
to meet the planning and urban design goals
described by the vision and themes. Common
to each are specific critical principles that the
project team identified should be addressed
during redevelopment.

• Development should occur as close to the
water as possible, however, direct, consistent
public access to the waterfront itself is a
necessity.
• Two existing anchors, Subaru Park and the
Wharf building, create an axis parallel to the
waterfront, along which development should
occur, while Engle Street serves as the other
axis.

Executive Summary

• Engle will become the focus of development,
serving as the best local connection from the
county and community to the waterfront.
• PA 291 is to become a safer, attractive, more
pedestrian-oriented thoroughfare to better
connect the city to the amenities of the
waterfront and communicate the scale of the
transformation.
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Character Priorities
Conceptual Phase I of redevelopment, including
construction of an indoor sports facility, a concert
venue, temporary retail spaces, and waterfront park
improvements. Significant improvements to the
streetscape and operations of PA 291 are also included
in Phase I.

Conceptual rendering of Engle Street, the main
thoroughfare in the redevelopment framework. Ground
floors will contain active uses such as retail and publicfacing spaces such as lobbies.
The streetscape will favor pedestrians and focus on
traffic calming to improve safety and comfort. Generous
sidewalks with planting zones will offer ample space for
outdoor dining, walking, and bicycle parking.
Within the redevelopment area, spaces must be
designed to accommodate new businesses as well as
creating space specifically for existing Chester small
businesses.
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Character Priorities
Engle Street, which serves as a critical connection to
Chester’s neighborhoods and deeper into Delaware
County, will provide direct access to the riverfront and
ideally a relocated SEPTA rail station.

A revamped public waterfront park will improve
the community’s connection to the Delaware River
while providing new passive recreational space with
environmental education elements.

Executive Summary
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Implementation
Execution of the plan should center on quick
wins that support the five themes, and build
momentum for larger transformation. At
minimum securing funding to catalyze public
realm and infrastructure projects should occur
within the first 12 months. These initiatives
include:
• PA291/2nd Street: streetscape improvements
that include landscaping, increased and
improved pedestrian crossings, and public
art; (design should be completed in first 12
months to enable funding);
• Engle Street: paving and streetscape
improvements along its full length through the
site;
• Wayfinding: improved and increased signage
to the waterfront from the highways and local
streets;
• Chester Riverwalk/East Coast Greenway:
completion of the route connecting with
the soon to be realized ‘Complete Streets’:
Highland Avenue, Norris Street, and the
provision of a dedicated cycle route along
PA291 (design should be completed in first 12
months to enable funding); and

Recommended projects are:
• Pop-up retail and Food & Beverage uses:
housed in food trucks and temporary
inexpensive structures;
• Field House: a sports complex accommodating
indoor soccer, court sports and ancillary retail;
and
• Workspace: office and flexible space for
creative enterprises.

An independent organization must be identified
or established to facilitate development. This
body should have some relationship with City
and County governments and must have the
power to review and approve projects, raise
public funds, and effect collaboration across all
levels of government. It will be critical for this
organization to work closely with various private
and public sector landowners.
The Chester Waterfront Master Plan must
act as a framework, and become a long-term
effort that all stakeholders – from citizens to
businesses to local landowners – can actively
support.

• Waterfront Park: partial realization of a park
expanding the green space provision adjacent
to the Stadium.

Early private investment should be directed
toward temporary, flexible uses that continue
to bring visitors to the site on a regular basis.
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Note: Given the global public health crisis

impacting the world’s economy, the data and
analysis should be considered in the context of
a pre-COVID-19 pandemic timeframe that ended
in February and March of 2020. Real estate
development will likely be severely impacted
during the crisis and recovery period. Although
it is unclear exactly what the long term effects
of the crisis will be on the real estate industry,
the analysis conducted within the context of a
regional economy will continue to be relevant
– Chester’s position relative to its neighbors,
the unique assets it possesses, and the spatial
opportunities of the waterfront will still be
factors in its redevelopment. The Master Plan
framework acknowledges the heightened need
for a generous and safe public realm, which
should follow expert public health guidance.
However land use patterns evolve over the
coming years, the principles embodied in this
plan should be considered as starting points for
discussion.

Executive Summary
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Introduction
The Chester Waterfront Master Plan creates a framework for the
transformation of Chester’s waterfront into a densely developed district
full of opportunity for Chester residents, new businesses, and the
anchor organizations that already call the waterfront home.
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Plan Purpose
The purpose of the Chester Waterfront Master
Plan is to provide a master plan framework
for future development – encompassing both
buildings and the public realm. The Plan
reflects and supports Chester’s strengths,
encourages a mix of uses that welcome all
members of the Chester population, visitors
from the region and beyond, and provides
clear guidance for both public and private
investment. The framework builds upon
the waterfront’s existing assets, namely,
the 18,500 seat Subaru Park stadium, the
Delaware River, the Commodore Barry Bridge
and Barry Bridge Park, the 1.5 mile Chester
Riverwalk within the East Coast Greenway, and
the 400,000 square foot Wharf office building,
to create an area that is vibrant throughout the
year.

significantly reduced economic activity – job
opportunities are limited, as are services and
amenities.
While the revitalization of the waterfront
cannot resolve all the issues Chester is
grappling with, the right mix of uses and
phased investment can help contribute to
overcoming the economic hardship and
improving the health and well-being of
Chester’s citizens.

The waterfront ultimately must be both a
destination and a place to stay – to live, work,
learn, be entertained, and enjoy recreational
and leisure activities. While this is periodically
the situation today, the potential of the site
to support consistent activity in urban-scale
development must still be realized.
The Chester Waterfront Master Plan, while
geographically focused, can also help address
some of the wider challenges that face
Chester. Chester’s deindustrialization and
subsequent depopulation has resulted in
Introduction
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Planning Context
Chester has one of the
longest histories of any
city in the United States,
and has experienced the
full range of success and
hardship along its complex
path to the 21st century.
Many recent planning efforts have worked to
overcome the last half century of economic
turmoil while recognizing the important
contributions that often-underrepresented
community members are capable of making.

Existing Conditions
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Existing Conditions

Study Area Boundary

Introduction
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Sun Ship workers

Chester’s History
“What Chester Makes Makes Chester”
Chester has a formidable history. It is the oldest city in Pennsylvania,
having been settled in 1644 and then named by William Penn when
he landed in 1683. Indeed, it was the seat of Government for the
Colony of Pennsylvania for a period of time. For its first two hundred
years the city prospered as a center for manufacturing. Its location on
the Delaware River and railways enabled industries such as machinery
and metal manufacturing, aircraft engines, shipbuilding, textile and
paper mills to flourish. However, once Philadelphia was established
Chester’s importance declined.
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In the late 19th to the early 20th century, during the Industrial Revolution,
Chester began to grow again. Between 1840 and 1870 the population
grew from 700 to 14,000. Indeed, it was at this time that Chester
seeded its reputation as a city fostering innovation. For example, the
first stationary steam engine powering mills and machine shops began
in Chester. World War I spurred growth and by 1920 the population grew
to 58,000. Companies such as Sun Ship, Scott Paper, and Baldt Anchor
established residence. Today there are only a few artefacts left of this
prosperous era. The former Delaware County Electric Company generating
station at The Wharf on the waterfront is perhaps one of the finest
examples of civic architecture along the Delaware. Indeed, the slogan
What Chester Makes Makes Chester, famous throughout the county, was
once mounted atop of the Philadelphia Electric Company building.

World War II stimulated a second period of economic prosperity. As
employment increased, housing demands grew in Chester. Business
and industry operated at an all-time high in the city and by 1950,
Chester’s population peaked at more than 66,000 – almost twice today’s
population.

Introduction
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Chester History
Deindustrialization
By the mid-1950s, shipbuilding and automobile
manufacturing had essentially moved out of the
city and Chester’s economy began to suffer. As
job opportunities in Chester diminished, many
people – a predominantly white population –
migrated to surrounding towns and suburbs.
In the early 1960s African Americans moved
to Chester from the southern states seeing
it as an affordable place to settle. According
to the City’s current estimates over 70% of
the population is African American and 12%
Hispanic or Latino. Approximately one-third of
people own their home and the same quantity
of people are living below the poverty level; the
average home costs $64,000. Just over half the
population of working age people are employed
with 11% holding a degree in higher education.
In the 1970s the waterfront became a
superfund site as the result of a huge chemical
fire. Chester has also been the recipient of uses
that do not generally make good neighbors: a
correctional center, a waste water treatment
plant and a trash incinerator. The major
employers in the City today are Kimberly Clark,
Harrah’s Casino, Crozer Hospital, Widener
University, and the Power Home Remodeling.

Entrepreneurship & Focus on
Local Business
Impressively – and laying a foundation for the
future - the local pride that catalyzed the slogan
What Chester Makes Makes Chester is alive
and well today. There are a growing number of
creative people and organizations in Chester
committed to Chester recognizing its legacy as
a thriving city of makers and producers, such
as Chester Made, Tandem Music Group, New
Day Chester, MJ Freed Theater, and the Butcher
Shop. The Waterfront is an ideal site for creative
industries to locate, taking advantage of ample
space and the footfall associated with, in the
short-term, the Stadium, and in the longer-term
with a vital waterfront neighborhood. This local
creativity and innovation, in combination with
outside investment, needs to be capitalized
upon to build perceptual, and physical, bridges
between the town and its waterfront.

Chester Made buttons

ART504 Workshop

Chester Made Walk Tall Workshop
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Stadium Development
Eleven years ago the PPL Stadium opened with the ambition of
resuscitating the waterfront and the Chester economy. Even though the
stadium hosts hundreds of thousands of soccer fans each season –
approximately 15,000 per game – too frequently they leave the area as
soon as the game is over. This is hardly surprising as few of the activities
or services nearby would keep people on the waterfront. Indeed, the
construction of the ramps off Highway 322, connecting to I-95, and the
road design speed along PA 291 make it almost too easy to make a
speedy departure without engaging with any of Chester’s districts, not
just the waterfront.
The original plan accompanying the stadium development included uses
adjacent to the Stadium that would provide places for people to visit,
live, shop and eat. Despite the recession of 2008, which made new
development in even the most thriving of cities challenging, Rivertown,
as it was referred to, was still a concept with some traction when the
Chester Vision 2020 plan was written; indeed, this forms the basis of
this current Waterfront Master Plan effort.
Rivertown generally included the area from Highland Avenue to the
Commodore Barry Bridge. This area also included PA 291 extending
south to the Delaware River. Plans called for a large scale mixeduse development between the Wharf at Rivertown and the stadium.
Developing this area into mixed-use continues to be a high priority for
the City, and it is expected that this will create a regional destination
and remediate an environmentally degraded area. Critiques of the
original Rivertown plan included its lack of basis in market analysis,
its conceptual separateness from the city of Chester, and its failure to
bridge physical divides with its surrounding communities.

Introduction
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Concurrent Intiatives
O C TO B ER 1 0 , 2 0 1 2

There are several studies
that have been completed,
projects that are
underway, and initiatives
entering implementation
in Chester and its
environs that the
Waterfront Master Plan
acknowledges and builds
upon.
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PA 291 Area Study

FEBRUARY 2015

Vision 2020: A City Beautiful
Movement
Vision 2020 is the City of Chester’s
comprehensive plan. This plan, created with
extensive involvement from citizens, business
leaders, elected officials and City staff,
describes a vision for Chester’s vibrant and
revitalized future – a bustling community that
is both environmentally and economically
sustainable over the long term.

Chester Waterfront Master Plan

DVRPC PA 291 Area Study
In 2015 the Delaware Valley County Regional
Planning Commission (DVRPC) produced the
PA 291 Area Study. Germane to the waterfront,
this study identified opportunities in land use
redevelopment, stormwater management, green
infrastructure, bicycle facilities, pedestrian
safety, transit facilities, and wayfinding.
Improvements to the roadway cross-section
illustrate how PA 291 could use its existing
width to create a far more humane street.
This Master Plan embraces that approach
and goes onto suggest what ‘early wins’ might
be implemented along PA 219 towards its
reconfiguration.

DELAWARE COUNTY, PENNSYLVANIA

OPEN SPACE,
RECREATION,
AND

GREENWAY PLAN
EXECUTIVE SUMMARY
APRIL 2015

CONSERVE

ENHANCE

CONNECT

East Coast Greenway
Chester’s current pedestrian and cycle path
network includes a 1.5 mile long, free-standing
segment of the East Coast Greenway Trail
Network – Chester Riverwalk - along the
Delaware River waterfront, and a 1/8 mile long
pedestrian path connecting Four Seasons Park
to a pedestrian footbridge over the rail line. In
order for this route to become part of people’s
daily commute and recreational activities it
needs to be fully integrated with other cyclefriendly routes and streets that provide safe
cycling. The trail must be part of mitigation
efforts to overcome divisive transportation
infrastructure such as the rail line and the I-95

traffic corridor. The trail network should exploit
natural features such as Chester Creek and
Ridley Creek.
In the context of the Chester Waterfront Master
Plan, the Greenway should take advantage of
the potential loop trail extending from the East
Coast Greenway, and including Norris Street,
PA 291 and Highland, in order to establish a
bike and walking route in this area. This would
include extension of East Coast Greenway along
PA 291 being completed. There is also interest,
which this Master Plan supports, in designing
Seventh Street as a recreational corridor

Introduction

throughout the city from Memorial Park to PA
291 and Sun Village Park with a painted two
lane bike route, signage, and bike parking at
major destinations such as Memorial Park, the
J. Lewis Crozer Library, Seventh Street Courts,
and the Boys and Girls Club.
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Concurrent Intiatives
Barry Bridge Park Expansion
Chester City
Delaware County, PA
Project Description:

In the mid 1990’s, Chester City took the initiative
to develop its underutilized waterfront area along the
Delaware River. A 4.5 acre park was developed just
south of the Commodore Barry Bridge. The Barry
Bridge Park became the only
public boat launch in the twelve
miles of Delaware County’s
Quote: David Sciocchetti, Executive
waterfront. In addition to a boat
Director, Chester Economic Development
launch, it was a great place for
Authority
residents to enjoy the scenic

south road along the riverfront
through Chester which is one
block from the Park. Harrah’s
Casino has been developed north
of the Park, a clear attraction
view of the river or use the
“The park has been a tremendous asset
bringing many newcomers to the
fishing pier. However a 1996
to the City. It was underutilized before the
riverfront. Just south of the Park
study revealed that only 25 %
improvement, and now is a really pleasant
is the very successful Wharf at
of Chester residents had ever
experience.”
Riverton, a major redevelopment
visited Barry Bridge Park. The
of a former PECO power facility
study also found that the
that now contains modern offices and retail space. A
community would be attracted to utilize the area if the
public Riverwalk extends along the riverfront side of
facilities were improved. One problem was that the
the Wharf development and is connected to the Barry
fishing pier was in the same location as the boat
Park – all part of the national East Coast Greenway
ramp, so these activities often interfered with one
bike trail extending 2600 miles from Maine to Florida.
another.
A new soccer stadium is soon to be built between the
In 2002, DCNR partnered with Chester City with
Wharf at Riverton and Barry Bridge Park, also
the award of a $200,000 development grant to enable
connected along the Riverwalk with a parking lot that
significant improvements to be made at the Park. An
will bring people through the park to gain riverfront
overlook plaza, redesigned boat launch, relocated
access to the stadium.
and enlarged parking lot and newly constructed
The expansion and improvement of the Park
fishing pier are currently in place. Residents can enjoy
creates a beautiful riverfront area combined with an
stunning views of the Delaware River from park
economic stimulus for the area. Access to the
benches that are located right on the water. The new
riverfront for all residents, along with recreational and
fishing pier was constructed north of the Bridge and
economic development facilities is a key strategy of
upstream from the boat ramp and, as a result, the
Chester City’s revitalization. Creating a beautiful park
amount of people fishing has greatly increased. The
and riverfront walking/biking trail has added a new
boat launch is now south of the Bridge just off of an
dimension to the City’s natural and recreational
attractive sitting area. The fishermen are also using
assets.
the boat access to enter the water. Access to the
park has also been significantly improved due in large
part to the widening of Route 291, the major north-

Feasibility Study for Bicycle / Pedestrian Improvements
Highland Avenue / Norris Street
CITY OF CHESTER, PENNSYLVANIA

Prepared for:

10-4-2019

Amount of Keystone funding awarded, year and matching sources:

2002: $200,000 Keystone Grant
Matching Funds - $1,300,000 City of Chester Section 108 Loan

Commodore Barry Bridge Park
Barry Bridge Park is key to connecting residents
to the waterfront, especially in the short-term
as it is the only City-owned land along the
waterfront. Suggested improvement include
lighting, streetscape furniture, and facilities that
would enable programming.
The fact that it is a node – a place with a
potentially distinct identity - along the East
Coast Greenway should be celebrated.
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Complete Streets: Highland
Avenue & Norris Street
The Complete Streets project, commissioned
by the Pennsylvania Environmental Council,
will involve the construction of approximately
0.67 miles of improved bicycle and pedestrian
facilities along Highland Avenue and Norris
Street. These streets are a critical link in the
East Coast Greenway route as it heads north
from the waterfront. This project will create
a safe connection between local residential
communities and the existing Chester
Riverfront Trail including Subaru Park. Future
Connections include routes to the Highland

Chester Waterfront Master Plan

Avenue Septa Station and Veterans Memorial
Park. This segment of trail will also be used as
an alternative route to the East Coast Greenway
as well as the 911 memorial trail. As part
of final design, this project will improve the
intersection of Norris Street and W 2nd Street
(SR 0291) by adding rectangular rapid flashing
beacons, advanced signage, and high visibility
crosswalks.

RESILIENCE THROUGH
RECREATION
CITY OF CHESTER
2018 - 2027

The Chester Waterfront Redefined

PARKS, TRAILS, & OPEN SPACE PLAN UPDATE

New Vitality, New Community, and New Vision for
the Delaware Riverfront in Chester City
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SEPTA Station Upgrade/
Relocation
In 2014 the Chester Riverfront & Rail Access
Study was produced. At that time it was
concluded that a new station at Townsend/
Engle or a new station at Highland Avenue were
the best choices, with a possibility of keeping
Flower Street as another option. It was noted
that Townsend/Engle provided the greatest
proximity to the Waterfront and allows a safe
passage over the Conrail freight tracks, and
looks to balance city access to regional rail.
The Chester Waterfront Master Plan endorses
this latter option in further recognition of the
important role Engle can play in providing
direct physical and visual connectivity with the
Waterfront.
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The Chester Waterfront Redefined Resilience Through Recreation
The Chester Waterfront Redefined Plan focuses
on Chester’s 3 miles of waterfront property. It
recognizes the importance of the waterfront,
as it acts as an anchor in regard to the city’s
revitalization. The plans outlines the vision of
a future in terms of long-term development
while realizing the attractiveness of short-term
development will not lead to lasting prosperity.
Instead, the plan focuses on accessibility, public
perception and compatibility of uses.

Introduction

This plan visualizes the City of Chester as one
working system, with the waterfront specifically
playing a key role in the unification of the City.
The plan outlines opportunities for nautral
resource protection, programmed events, public
amenities, river access and safe pedestrian
connections.It ensures the feasibility of the
waterfornt recommendations by further
laying out strengths, challenges and priority
investments.
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Planning Process
Project Schedule

Structured to produce the most comprehensive and inclusive Master Plan possible
2020

SEP

OCT
Project Kickoff

NOV

DEC

In-Person Stakeholder
Meetings

(Including Public Drop-in Hours)

JAN

FEB

Public Open House
December 12th, 2019

MAR

APR

MAY

Presentation of Refined
Recommendations

JUN
Plan Completion

November 14th, 2019

DISCOVER
Site conditions assesment
Existing city plans and assests
Stakeholder identification and
engagement

DIALOGUE

Public and stakeholder
engagement

Generate Master Plan
Recommendations

Identify relevant precedents

Assess viability of development
options and sustainbility
strategies

Generate preliminary
recommendations

The planning process for the Chester Waterfront
Master Plan commenced in the summer of
2019, with the onboarding of a consultant team
and the convocation of the RADC’s Waterfront
Development Committee. The fall of 2019 saw
the beginning of the public and stakeholder
engagement efforts, which continued through
the winter and into the early spring.
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DESIGN

The Master Plan was completed in July 2020,
approximately four months after the onset of
the COVID-19 pandemic, which impacted the
wrap-up and roll-out plans for the Master Plan.
Some recommendations have been adapted to
consider impacts of the pandemic.

Chester Waterfront Master Plan

DELIVER

Compile analyses
Refine and present
recommendations to RADC
committee
Present final recommendations to
stakeholders and the public

Public and Stakeholder Engagement
At the inception of the Chester Waterfront
Master Plan, the project team created a rigorous
and multi-pronged public engagement strategy.
The goal being to solicit as much input as
possible from the residents of Chester and to
get local business, government, and nonprofit
leaders engaged with the project. (Please
refer to the Appendix for documentation of the
engagement activities.)
As part of the project inception the consultant
team met with City of Chester departments
to understand the broader context, initiatives
underway and previous consultation efforts.
The consulting team held a series of dropin sessions and focus groups to learn from
residents, businesses, and organizations. A
public open house in December served as an
early opportunity to receive direct feedback
on key issues and the plan’s themes. Further
conversations with key stakeholders took
place throughout the subsequent months as
recommendations became more concrete.

Full summary and results of all engagement
can be found in Appendix D

Introduction
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Public and Stakeholder Engagement
Focus Groups

Drop-in Sessions

Public Open Houses

The consultant team conducted three focus
group sessions with three categories of
stakeholders: 1) Businesses, 2) Non-profit
Organizations, and 3) Religious Groups.
This consultation provided an effective
cross-section of the population, from local
retailers and restaurant owners to artists and
community organization workers, to people
involved in property development and the
real estate sector. Attendees from non-profit
groups included Crozer Library, community
development and support groups, the East
Coast Greenway Alliance, and local churches
and divinity groups.

The consultant team held a series of drop-in
sessions for residents, small business owners,
local employees, and anyone else with an
interest in the project to pose questions or
provide their own experiences of the waterfront
and Chester. More than 25 stakeholders took
advantage of the opportunity to meet the team,
learn about the project, and share their insights.

Approximately two months into the project, on
December 12th, 2019, a public open house was
held at City Hall. Interactive displays built upon
the knowledge the consultant team had gained
from previous engagement and research.
Attendees were provided various prompts
through imagery and asked to provide their
thoughts on the following:

Meetings with RADC’s Waterfront Development
Committee were held that included business
owners, elected officials, Delaware County
agencies and local government representatives.

Importantly, there was strong turnout from
residents who were eager to point to Chester’s
often-illustrious past, and pair that with an
incredible commitment to bring that glory back,
albeit with a different set of ingredients. Dropin session participants represented a diversity
of professions, neighborhoods, and personal
histories, all of which have added a richness to
the project’s vision and goals.

• How do you get to the Waterfront?
• What uses do you want to see at the
Waterfront?
• What Waterfront improvements should be
prioritized?
• What Waterfront activities would you like to
see?

People were also invited to use cards to
complete the statement: “I wish the Waterfront
was….”.

The project team also met and conferred with
institutions and agencies including Widener
University – specifically President Dr. Wollman,
Chester Police, SEPTA, Natural Lands, Delaware
Valley Regional Planning Commission (DVRPC),
Delco, SEPTA, Pennsylvania Environmental
Council (PEC).
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• What defines Chester?

Finally participants were given ‘passports’ which
allowed them to both provide some information
about themselves and their stake in Chester,
as well as, provide a more discursive response
to questions like those below, adding any other
thoughts they felt we should be aware of:

Chester Waterfront Master Plan

• What is your favorite waterfront?
• What is your favorite thing about Chester?

Similar to the comments coming out of the
Focus Groups, Chester’s people again emerged
as one of its greatest assets.

Public Presentation of
the Waterfront Vision &
Recommendations
A public presentation of the vision and
recommendations of the master plan is
expected in September of 2020.

Introduction
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Site Analysis

Opposite: Land use patterns within the waterfront
study area, as of spring 2020.

Land-Use & Activity
The targeted section of the Chester Waterfront
for the purpose of the Master Plan is
approximately one mile in length. The study
area is bounded by PA Route 291 (PA 291), the
Delaware River, Highland Ave, and Norris Street.
PA 291 is a four-lane highway that connects
Chester to the Philadelphia International Airport
to the northeast and to the neighboring borough
of Trainer to the southwest. Highland Avenue
and Norris Street, the western and eastern
boundaries respectively, encompass Chester’s
Riverwalk, a pedestrian/cycle trail that is
considered part of the East Coast Greenway.
Major parcels in the area include gravel and
paved surface parking lots used during home
soccer games and associated events at
Subaru Park, as well as parcels owned by the
Philadelphia Union, Delcora, PECO/Exelon, and
local government. The approximately 400,000
square foot office building known as The Wharf
serves as a major architectural focal point and
has several large surface parking lots serving
employees and visitors. Limited industrial uses
still occur on the site, and major industrial
uses are in close proximity, including Covanta
Delaware County along the western edge of
the study area and Evonik, a chemical paint
company, and Dee Paper, to the east.
The Subaru Park on Chester’s waterfront
attracts visitors some 20 times a year. Today,
however, soccer fans do not tend to linger on
the Chester Waterfront. They arrive by car most
often from Philadelphia or the surrounding
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suburbs, take the ramp off I-95, park, watch the
game, get back in their car and return home.
Soccer fans may well like a drink or a meal after
the game, a picnic in a nicely landscaped park
or to stroll along the riverfront taking in a view
of the Delaware River but there are currently
limited opportunities to enjoy such activities.
While occasionally, refreshment stands are set
up outside the stadium, and a few benches are
situated along the waterfront at the existing
landing and fishing pier, none of this is enticing
enough to encourage patrons to stay for any
substantial amount of time at the Waterfront.
The Wharf on Chester’s Waterfront, is a
successful example of building redevelopment.
This stunning building was formerly a coal power
station that was converted to accommodate
offices in 2006. The 800 workers in the
building can avail themselves of the ground
floor cafeteria but beyond that, like the soccer
fans, have few reasons to spend time at the
Waterfront when not at their desk.
According to a 2019 estimate from the
US Census Bureau, thirty-four percent of
Chester’s residents live in poverty. Chester has
recently received a three-year extension to the
program under Act 47 that oversees financially
distressed cities and the Commonwealth of
Pennsylvania recently declared the City to be
under fiscal emergency and has petitioned
for an appointment of a Receiver. Working
in Chester’s favor is the fact that it has been
designated a Qualified Opportunity Zone.
Chester Waterfront Master Plan

This enables the Philadelphia Union or other
investors to create an Opportunity Fund for
projects such as the Waterfront development.
Over the past decade or so Chester has
unfortunately gained a reputation as a City
with high rates of crime. While in recent years
the actual amount of crime has consistently
decreased and general safety has improved, it
is plagued by a lingering negative perception.
The challenge is as much about changing the
perception of Chester as it is about creating a
cohesive long-term plan.
The Master Plan area is within Chester’s
Waterfront zoning district. This district was
established to promote recreational and
waterfront related development, including
commercial and residential uses. While
Chester’s waterfront has historically been
industrial in nature, the Waterfront District
carves out this area for more commercial,
recreational and public use. The intent is to
capitalize upon the opportunities and unique
characteristics of the Delaware River and
the City of Chester’s infrastructure to allow
and encourage a diversity of uses, which
can co-exist with each other, within the City’s
waterfront corridor. This district designation was
also established to provide for public access to
the river and preserve scenic river views; and
to promote the historical, cultural, recreational,
environmental, and tourist related features of
the area.

Highland Ave

Land Use
Stadium

Site Analysis
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Current Zoning
Brookhaven
Borough

Draft Zoning Districts

HIC - Heavy Industrial/Commercial

R-4 - High Density Residential

W-1 - Waterfront District

C-1/R - Neighborhood Commercial/Residential

WO - Waterfront Overlay District

C-2/R - General Commercial/Residential

100 Year Floodplain
(Approximate boundaries - See
official FEMA floodplain maps)
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ZONING MAP
This is to certify that this is the Official
Zoning Map of the City of Chester,
Delaware County, Pennsylvania as
enacted by Chester City Council
on
, 2015.
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The Master Plan area is within Chester’s
Waterfront zoning district. This district was
established to promote recreational and
waterfront related development, including
commercial and residential uses. While
Chester’s waterfront has historically been
industrial in nature, the Waterfront District
carves out this area for more commercial,
recreational and public use. The intent is to
capitalize upon the opportunities and unique
characteristics of the Delaware River and the
City of Chester’s infrastructure to allow and
encourage a diversity of uses, which can coexist with each other, within the City’s waterfront
corridor. This district designation was also
established to provide for public access to the
river and preserve scenic river views; and to
promote the historical, cultural, recreational,
environmental, and tourist related features of
the area.
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area, as of spring 2020.
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Existing Physical Conditions
Challenges & Opportunities
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Vegetated Areas & Trails

Land Cover

The Riverwalk, skirting the edge of
the Delaware, is the major trail and
considered an integral part of the East
Coast Greenway. It is used by local
residents, however, it could play a
much great role in terms of providing
waterfront access and ensuring a
networked system of pedestrian and
cycling routes.

The site area is largely comprised
of impervious material, such as
impervious surfaces – i.e. asphalt
paving, or structures, namely the
stadium and the Wharf building. This
creates serious heat island issues,
and is inhospitable to pedestrians who
might like to make their way to the
waterfront.
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Pedestrian Barriers
In general, the environment one needs
to cross to access the waterfront
is highly unwelcoming and often
unsafe. PA 291 is a busy high speed
roadway that provides few signalized
intersections where pedestrians can
cross, and there is a consistent lack
of ADA accessible ramps. Most of
the north-south streets do not have
sidewalks and the sidwalks that do exist
are typically in substandard condition.
The streets are often discontinuous,
which is exacerbated by the rail line.
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Accessibility & Connectivity
For the Chester Waterfront, access and
connectivity are mixed blessings. On the one
hand, few places in Greater Philadelphia have
better highway, rail, water, and transit access
to the region. In addition, the site has excellent
rail freight access and is only a 10-minute
drive from Philadelphia International Airport By
contrast, local infrastructure has made it very
difficult for locals to connect with the site or for
visitors to feel comfortable enough to stay.

Vehicular Infrastructure
The site enjoys excellent vehicular access to the
region and the eastern seaboard. With nearly
direct connection to I-95 via US Route 322,
vehicles can reach Philadelphia and Wilmington
each within 15 minutes. The ramps to and from
US 322 and the General Barry Commodore
Bridge ensure ease of movement and visibility
to the Waterfront.
Within the site, access by private vehicle is
currently the privileged mode. Despite the fact
that the car has an elevated status, circulation
is limited as streets tend to be spurs off Seaport
Drive or PA 291, rather than providing a network
of routes. PA 291 itself is often cited by locals
and visitors as intimidating and a threat to
safety. Though the posted speed limit is 35mph,
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vehicle speeds on the State highway regularly
exceed 65mph due to road design factors such
as wide lanes, few signalized intersections, lack
of street trees, and low traffic volumes relative
to designed capacity.

Public Transit
The waterfront area is well-served by the
Southeast Pennsylvania Transit Authority
(SEPTA) rail and bus networks The SEPTA
regional rail line runs parallel to PA 291, north
of W 4th Street. The line is shared with Amtrak’s
Northeast Corridor, though there is currently no
stop within Chester. The closest station to the
waterfront is at Highland Avenue. The walk from
the Highland Avenue station to the waterfront
is short, but there are significant challenges
that increase the psychological distance,
including poor lighting, inconsistent sidewalk
quality, and a number of abandoned structures
and lots. The existing station is in dire need of
repair or replacement due to years of deferred
maintenance. The next station to the northeast
is the Chester Transportation Center, which is
1.7 miles from Engle Street, the center of the
site.
SEPTA’s #113 bus runs between Darby
Transportation Center and Marcus Hook,
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connecting to the SEPTA rail Highland Avenue
Station, and continues along Seaport Drive
and Flower Street, eastward down 3rd Street.
The #119 bus originates at the Chester
Transportation Center, connecting to Trainer
along 3rd Street and eventually traveling to
Cheyney University. Today stops only occur
in front of The Wharf and the stadium along
Seaport Drive.

Below: Public transportation (SEPTA) connections
to the waterfront site and surroundings

Public Transportation

Site Analysis
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Site Engineering
As with many formerly industrial waterfronts,
Chester’s faces its fair share of challenges
resulting from its prior, intensive uses.

or pollutant effects, if properly addressed
during the design and approval phase of
redevelopment.

Utilities

Covanta Delaware Plant

Across and surrounding the site area is a legacy
of utility infrastructure that limits developable
land and creates physical barriers in the near
future, though provides excellent access to
energy supply.

The Covanta Delaware Plant is located just
beyond the southwestern boundary of the
project area. It is Covanta’s largest Energyfrom-Waste facility and processes about 1.3
million tons of municipal solid waste each
year, which is processed in six boilers. A 90
MW turbogenerator uses steam produced from
the waste processing boilers to produce over
645,000 MWh’s a year to serve the needs of
more than 70,000 homes in Delaware County;
and generate as a by-product 60,000 tons of
ferrous (steel) and non-ferrous (aluminum)
metals.

Electrical Utilities
As a former energy generating site and
ongoing key regional energy distribution node,
the project area is well served by electrical
transmission and transformer capacity, and
thus could accommodate even high-intensity
energy uses. These existing transmission lines
and active PECO sites, which in accordance with
the utility company are critical elements of their
regional distribution network, will likely not be
relocated in the short run. These utility sites
and the presence of electric utility easements
serve as boundaries to the amount of land
available for redevelopment. It should be noted
that the electrical utility uses remaining around
the project area are relatively benign industrial
uses, with no major negative aesthetic, noise,
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While the plant has an environmentallyfriendly focus on generation from waste and on
recycling, it does characterize a heavy industrial
use and has been a use that some have
advocated should have even lower allowances
for pollution levels.
The plant serves as both a constraint and an
opportunity. On one hand, the project area
cannot be easily extended southwest because
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of the presence of the plant - the PECO high
voltage transformer site and transmission lines
along Highland Avenue, are located within
the southwestern edge of the project area
and thus serve as the southern boundaries to
redevelopment. In addition, redevelopment
of project areas adjacent to the plant need
to take into account compatible use and
aesthetic considerations. For example, zoning
and easement setback requirements need to
be accommodated. Both what specific uses
can be placed closest to the plant, and how
the redeveloped areas might need aesthetic or
green open space buffers between them and
the plant need to be considered. On the other
hand, the presence of generation capacity
so close to the site might be an opportunity
to create an energy district for the project
area, where a more resilient and sustainable
system could be built to serve the future
redevelopment.

Sewer and Stormwater
Combined sewer lines were mapped along
several of the major roadways within the
project area, including along Route 291,
Highland Avenue, Central Avenue, and from
the intersection of Reaney Street and Seaport

C en tral Ave

C om m odore B arry B ri dge

E n gl e St

2n d Ave

N orri s St

H i gh l an d Ave

Combined sewer outfalls (CSOs) are present at
the end of Highland Avenue, Central Avenue,
and on the inlet just southwest of Subaru Park.
These outfalls likely experience overflows with
some amount of raw sewage during larger storm
events, and thus might present aesthetic issues
and bad odors during the hours after a major
storm.

Ward St

Drive, along a curved path on the west side of
the Subaru Park stadium (see figure). Similar
to gas pipelines, these infrastructure assets
have easements that prevent new structures or
buildings being constructed above them.

S eaport D r

These alignments should be further researched
and a utility survey performed to confirm
presence / absence of the infrastructure, in
consultation with Delcora, the local water and
sewer utility.
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There is a network of existing gas pipelines
around the project area, including along the
entirety of Highland Avenue within the project
area, as well as, along a good length of Route
291 and Front Street. There are alignments
through the project area, several of them
belonging to the Texas Eastern Pipeline
Above: A map of utilities and stormwater
infrastructure in the waterfront district
Site Analysis
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Site Engineering
Company and Transco, and several feeding
backup generation sites for PECO. No gas
or hazardous liquid pipelines were identified
within, or in, the immediate vicinity of the
project area (ref plan).
In addition, the Adelphia Pipeline Company is
now planning and designing a new pipeline,
parallel to the existing pipelines on Route
291 and Front Street. In the next few years,
significant portions of the project area
along these two roadways will be impacted
by this pipeline construction; and will limit
redevelopment of sites immediately adjacent
to the construction sites (please see Adelphia’s
proposed construction and staging areas in the
figure attached).
Ultimately, pipeline easements must be
respected, and buffer distances of 15 feet
instituted between the edge of new buildings
and the pipelines, for a total easement of 30
feet. The owners of pipelines hold latitude in
existing easements and would not approve
structures that could impact the subsurface
or any potential future maintenance activity or
emergency response.

Generally Acceptable Uses:
• Agriculture and pasture/grazing
• Flower beds, vegetable gardens, lawns, low
shrubbery
• Bicycle, hiking, and horseback trails
• Sports and game fields, parks, golf courses
(subject to limits on re-grading, landscaping,
or paving, and on installation of structures
such as exercise equipment, goal posts and
backstops)

Generally prohibited uses:
• Buildings, structures or foundations,
overhanging roofs and balconies, garden
sheds, patios, concrete slabs, signs,
swimming pools
• Wells or other boreholes
• Pile-driving
• Blasting
• Storage of flammable materials, equipment,
bulk goods and vehicles
• Parallel or tapering encroachment by roads or
other utilities
• Burning of such materials as waste, scrap

Uses within gas pipeline easements fall into
three categories: acceptable uses, prohibited
uses, and uses requiring permission:
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lumber and slash

Uses generally requiring permission:
• Any activity requiring excavation
• All crossings such as an underground utilities,
roads and driveways, and drainage ditches
• Paving or parking on a long-term basis
• Installation of posts or fences
• Changes to depth of soil over the pipeline
• Land development
• Logging operations

CHESTER WATERFRONT
Environmental Constraints on Development

Below: Areas facing challenges to redevelopment
due to environmental or infrastructural constraints.

Area Proposed for
ADELPHIA PIPELINE
Staging/Construction

PECO
DELCO TRP
Substation

PECO Substation/
Exelon Chester
Generation Station
TRF

Sewer
Station

PECO

PECO

Suburban Cable/ Comcast

Logan Lateral Location - Unknown
(Texas Eastern)
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Legacy Environmental Concerns
Two major properties within the project area
have large-scale legacy environmental issues.
The Chester Soccer Stadium Area site is listed in
the Pennsylvania Department of Environmental
Protection’s (PADEP’s) Act 2 Voluntary Cleanup
Program. It comprises the area between the
former Chester Generating Station (the Wharf
office building) and Subaru Park, occupied
by parking lots and two soccer training fields.
This area has historic soil and groundwater
contamination that was remediated by previous
owners of the sites, as well as capped by the
current owner when the training fields were built
in the last decade. The PADEP currently requires
that the site’s owner, the FC PA Stadium
LLC, monitor groundwater contamination for
volatile organic and inorganic contaminants,
as groundwater contamination continues to
attenuate with the passage of years.
Secondly, the former Wade Superfund Site
is located adjacent to and just north of the
Commodore Barry Bridge. Infamous as one of
the nation’s first superfund sites, this is where
a fire burned an illegal drum disposal site to the
ground in the 1970s; the site was remediated
by the EPA and still retains a pavement cap over
the majority of the site.
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Both these sites can be redeveloped, given
proper precautions, such as investigation, and
proper management, of soil and groundwater
during construction, and installation of proper
caps after construction is completed.
Several other sites located between Seaport
Drive and Route 291 in the vicinity of the
project area have records of environmental
issues, albeit not at the scale of the two sites
listed above. No major impediments to site
redevelopment were identified during the initial
environmental screening performed for this
master plan

Flooding
Historical use of the site and raising of site
elevations with fill seems to have lifted the
majority of the project area above what are
commonly known as the FEMA 100-year and
500-year flood elevations. The FEMA floodmaps
for the site show that Zone AE (100-year flood
line) typically extends between 150 to 300 feet
from the bulkheads along the Delaware River
into the project area. The flood elevations along
this area step up and down, probably according
to the fill levels of prior industrial properties (all
since demolished) – AE elevations along these
areas vary as follows:
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• Elevation 9 to the north of the Barry Bridge
• Elevation 11 along the riverfront perimeter of
the Subaru Park stadium
• Elevation 14 in the riverfront stretch facing the
parking lot and soccer fields areas between
Subaru Park and the Wharf building
• Elevations 10 and 11 around the riverfront
perimeter of the Wharf building
• Elevation 9 south of the Wharf building

The areas along the central riverfront portion
of the project area are subject to the moderate
wave action of ship wakes, tidal action, and
weather events, and thus already have more
substantial bulkhead walls - these should be
monitored and maintained in the future.
Permits such as the PADEP Chapter 105 and
USACE Section 404 permits for development
in floodplains and floodways may be required;
and site development will require engineering
studies and design of structures above base
flood elevations, in accordance with federal
regulations and appropriate design guidance,
such as ASCE’s Code 24, Flood Resistant
Design and Construction.

Below: Flood risk areas within the waterfront site,
based on FEMA Flood Hazard data. The darker blue
indicates areas of highest risk.

Highland Ave

Flood Risk
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Land cover
A majority of the land cover of the project area
currently consists of paved parking lots and
former industrial sites. The exceptions to this
are the existing lawns for Subaru Park, its two
outdoor soccer training fields, and some limited
landscaping along the Chester Riverwalk trail
and along Seaport Drive.
This amount of paved, impervious cover
contributes both to an urban heat island effect,
as well as to larger amounts of stormwater
volume and flashiness during storm events,
leading to the risk of increased flooding from
overwhelmed combined sewer systems.
Finally, in the stretch of riverfront between
Central Avenue and Norris Street, a tidal
wetland restoration project was constructed
around 2010. This project provided a natural
land cover, robust stormwater management,
and a more attractive natural waterfront
landscape and habitat, for both users of the
Chester Riverwalk as well as local fauna and
flora.

Subaru Park. The wharf located immediately
south of the Wharf building is still in active use
by a marine services business that maintains
river barges and other river vessels.
The currently-abandoned wharves could serve
as small marinas (or the initial phases of larger
marinas), if proper dredging and design of
marine facilities were completed.
The area in between the Wharf building
and stadium is protected by the largest and
most recently-constructed bulkhead wall
present onsite (portions of the bulkhead were
constructed or restored in the 2000s by the
environmental remediation activities and by the
construction of the Chester Riverwalk trail along
its extent, as well as, the construction of Subaru
Park in 2009-2010).
PADEP Chapter 105 and USACE Section
404 permits for development in floodplains
and floodways would be required for any
construction performed within the Delaware
River or its floodway.

Water-based uses
The project area has several piers and wharves
that formerly served industrial uses, mostly
located around the perimeter of the two largest
structures onsite, the Wharf office building and
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Chester Waterfront - Natural & Cultural Resource

Below: Natural resources such as current shoreline
conditions and wetlands, and cultural resources
such as potential and existing designated PA
Features
historic landmarks.
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Market Conditions
In parallel to a spatial analysis of Chester Waterfront and its context, the
project team conducted a market analysis that included extensive local
and regional research, interviews with existing and potential stakeholders
and investors, and numerous case studies that could provide precedents.

S

strengths

Six key questions guided the formulation of the
development strategy:

1
2

What is the market opportunity for retail, restaurant, office,
residential, sports, hotel, meetings and events,
entertainment, amusement, education and other uses?

3

What other considerations should be made in order to
increase the master plan’s potential for success?

4

What best practices may be learned from comparable
situations?

5
6
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What are the existing market conditions locally and
regionally that may affect various use types along the
Chester Waterfront?

W

O

weaknesses opportunities

strengths
• Committed, existing
stakeholders.
• Popular MLS Team and
Facilities
• Vehicular Access

T

threats

weaknesses
• Lack of existing investment/
critical mass in most use
types
• Local market demographics
• Crime & safety perception

• Non-Local Market
Demographics and Growth
• Development site area

opportunities
• Riverfront
• Leverage off strengths (MLS,
access)

Which uses should be included in the overall master plan?
How should development be phased in order to sustainably
increase activity and interest along the Chester Riverfront?
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threats
• Patience of committed
stakeholders may wane
• Site acquisition and
assemblage
• Regional economic and
macroeconomic challenges

Demographics and Employment
In order to think strategically about the sort of development that has
potential at the waterfront it is important to understand the economics
and demographics of the local and regional populations – who are the
target markets? In tandem it is critical to understand what their potential
spending power is, especially when tourism is a possible economic driver.
Delaware County has grown roughly two percent from 2010 to 2019 and
is currently home to approximately 570,000 residents, while Chester,
itself, has been losing population since reaching a peak of 66,000 in
1950. Recently, it has stabilized at about 34,000. The PhiladelphiaCamden-Wilmington, PA Metropolitan Area experienced about four
percent growth and is the 8th largest metro area in the U.S at 6.2 million.
Delaware County is projected to continue its mild growth and be home to
roughly 575,000 residents by 2024. Several factors are driving growth
in the area, including growth in the overall metropolitan economy and
corporate growth.

incomes begin to increase and represent households with higher
discretionary income. At 20 minutes, incomes and populations reflect
the density and affluence of the Philadelphia and Wilmington suburban
population, with median household incomes of nearly $67,000 and
average incomes of nearly $94,000. Statistics reach even higher as more
territory and population are included. Within a one-hour drive-time, over
six-million people reside, averaging almost $98,000 per household. A twohour drive-time includes significant portions of New York and Baltimore
metro areas, both being dense and affluent.

The leading industries in Delaware County are healthcare and social
assistance (15%), retail trade (8.9%), and finance and insurance (7.2%).
The Greater Philadelphia Region is known for being one of the leaders in
healthcare in the U.S. The top three industries employ roughly 100,000
people in Delaware County and illustrate a strong and stable workforce.

Drawing on the Drive-time Catchment Population
The new development at the Chester Waterfront site would need to attract
residents and new visitors from an area beyond the local neighborhoods
in order to be economically viable.
Within seven minutes, the local population is economically challenged.
However, beginning at the ten-minute drive-time, median household

10-minute drive

20-minute drive

30-minute drive

Above: Drivetime catchments for the waterfront site,
illustrating the geographic area easily accessible to the
waterfront by automobile for different travel times.
Site Analysis
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Nearly 1,600,000 people with an average household income of $98,000
live within the thirty-minute blue ring. The 30-minute drive-time includes
a large population within three states. The ten-minute drive-time from
the development site mostly includes territory in the industrial areas
and historically low-income neighborhoods immediately in and around
Chester. It is an urban industrial “hole in the doughnut” of suburban
neighborhoods. The area outside of the development site’s ten-minute
ring is remarkably different in character, as it includes much of the
established middle class and affluent suburban neighborhoods of

Delaware County, stretching from near King of Prussia and Chester
County, to Downtown Philadelphia, and to Wilmington along I-95.
Delaware County outperforms in the income and median home value
categories when compared to Pennsylvania and the nation. The median
household income from 2014 to 2018 in Delaware County was nearly
$15,000 more than Pennsylvania and the national average. However, the
county median income does not represent Chester’s median income.
Chester lies at the southern part of a densely populated swath between
Philadelphia and Wilmington. Population densities around Philadelphia
are generally high within the city limits of Philadelphia. Population density
thins as it spreads out in a starfish-like pattern in many directions,
especially following commuter train lines, highways, and valleys. The
thirty-minute ring sees the northwest side of the Delaware River as
densely populated, while the lowlands of New Jersey to the south of
Chester have more isolated residential clusters. Therefore, any new
demand generator in Chester would need to attract visitors from the I-95,
I-476, and U.S. 322 corridors from the more affluent neighborhoods to the
north and west, as well as more distant New Jersey suburbs to the east.

Left: Median Household Incomes for Chester
and surrounding areas. Though Chester does not
currently have relatively high MHI areas, many of
the surrounding cities and townships do.
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Six key questions guided the formulation of the
development strategy:

1

Surrounding population and income will play a vital role in
the Waterfront’s success but the nearby area is challenged
demographically and somewhat cut off from the more
affluent, populous areas of the metro by interstate and
railroad barriers

2

Local area demographics make any new real estate
development difficult to support from a traditional viability
perspective. Typically, such areas can have opportunities for
episodic uses/developments, such as sports, entertainment
and other events.

3

Demographics improve rapidly as drive-times exceed 10
minutes and continue to improve up to 2 hours away

4

The Philadelphia metropolitan area offers a large and
diverse population of visitors for the various potential uses;
if critical perception issues are mitigated and a critical mass
assembled, the Project’s location within the metro will be an
advantage

Above: Population density in the Greater Philadelphia
metropolitan region. Chester is part of a dense inner ring
of cities and suburbs radiating from the Delaware River
and central Philadelphia.
Site Analysis
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Market Analysis
Summary

Local Demographics
The size and strength of the local market
will influence project viability relative
to current day-to-day use. Chester,
locally has a challenging demographic
economic situation, however, it is
surrounded by an increasingly more
prosperous population within a
30-minute drive from the waterfront.
The local market’s perception of crime
in Chester is only partially justified,
and the actual significance of crime
is often exaggerated. This creates
another barrier to entry for prospective
developers, tenants and residents.
Mitigating safety and security concerns
and showing positive growth would
go a long way towards attracting
development. Comparable successful
development areas became most
successful once safety was no longer
a top issue and residential growth took
hold. This often occurs over a period
of time and the residential elements
are introduced in later phases of the
lifecycle.

58

Chester is not unique in trying to breathe new life into its former industrial waterfront. Across
North America and throughout the world, many communities have faced the same challenge.
Development has been attempted in a wide variety of ways, places and times, and with varying
levels of success. There are key elements and indicators that exist that are similar to other
challenged former industrial sites. These realities can and have been transformed in other
situations.

Site & Access

Tourism/Events/Recreation

The site and its access is very positive
generally, but is bordered by uses that
present psychological and physical
barriers to investment in time/money.
These include industrial uses, large
arterials and railways and challenged
local neighborhoods. However,
with mitigation of these issues, the
Waterfront and site area, as well as
access, present long-term compelling
viability.

Tourism and events provide a corollary
to day-to-day local market use by
providing the option for viability via
episodic use for events, festivals and
recreation. While Chester currently
offers only one major tourism ‘hook’
(Subaru Park), a successfully developed
waterfront masterplan has a large
pool of existing tourists and regional
residents from which to pull. Successful
redevelopment in challenged areas
typically begin their ascent with
episodic uses, including events and
recreation, and then build off of these
opportunities.

Chester Waterfront Master Plan

Waterfront Activity

Existing Supply of Uses

Existing Demand

Most of the activity along the
Waterfront currently is limited to
employment within the Wharf building,
events at the Subaru Park stadium
and occasional visitors to the Delaware
River. Additional activity, both daily and
event-based, will help to change the
perception of the area and solidify the
Waterfront as a safe and enjoyable
destination for visitors and residents.

The existing supply of uses is extremely
limited to the Wharf building/tenants,
the MLS team/stadium and limited
food and beverage options. Nearby
existing industrial users are large
and support uses like hotels, which
can be leveraged for development
at the Waterfront. However, existing
employers are typically housed in large,
all-inclusive environments, where it is
unlikely that employees will come and
go during their workday (especially
by foot) for restaurant and support
retail usage. Ultimately, more daytime
employment with employees who can
walk to lunch and support retail will be
needed to support development.

Most of the current demand for real
estate uses is found beyond the
immediate Chester area. Changing
perceptions of the area through the
‘early win’ types of waterfront activity
mentioned above, and investment in
public infrastructure, can help potential
property users move off the fence and
decide to invest. Typically, young single
people are more adventurous and
willing to visit pioneering areas, while
families with smaller children tend to
be the last to commit to an area for
reasons of safety, security and access
to easy retail, restaurants, schools and
other day-to-day uses.

Site Analysis
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Development
Framework

The Vision
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The Chester Waterfront will be a place where the everyday
meets the special occasion; a place that every Chester
resident – existing and new – calls home while welcoming
the region to share in the rich mix of opportunity and
excitement.

In addition to embodying and advancing the mission of the RADC
to catalyze the physical, economic, and social development of the
waterfront, the Waterfront will be responsive to the Goals delineated in
Chester Vision 2020: A City Beautiful Movement:

The Waterfront will be both a destination and, ultimately, a
new neighborhood. It will be integrated into the wider City
and accessible by all modes of transportation.

1

Improve land use compatibility and strengthen economic
competitiveness.

2

Build and support strong neighborhoods that provide
exceptional housing and community facilities, while instilling
a sense of identity and community.

3

Build a healthy and sustainable community that protects,
improves, and promotes its natural systems and resources
and is resilient to changes in the climate and economy.

4

Improve transportation safety, efficiency, convenience, and
reliability to sustain quality of life and strengthen economic
competitiveness.

5

Provide affordable, reliable, and environmentally responsible
utility services.

6

Protect, restore, and celebrate cultural resources to enhance
revitalization and maintain community character

Chester Waterfront Master Plan
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Planning Themes and Principles
The themes established through the
planning process are intended to
guide the future development of the
waterfront. Though the Master Plan
puts forth a preferred site plan and
development program, the future will
always unfold in uncertain ways. The
application of these themes and the
principles that accompany them are the
core of the development framework.

The Chester Image
The City of Chester and its residents have
worked diligently and effectively to make their
communities safer and more prosperous places
since the relative low-points of the 1990s.
However, perceptions beyond Chester’s borders
have proven harder to mend.

Waterfront entices and welcomes everyone
and communicates what is possible in the
future.

The development of the Waterfront is an
opportunity to change the narrative to better
reflect reality. This will both reinforce the
pride of local residents and present people
from the wider area with a version of Chester
that challenges their preconceived notions
and welcomes them. The key principles for
incorporating the Chester image into the
waterfront are below.
• Development must celebrate what makes
Chester unique. It should elevate Chester’s
history of industry, innovation, athletics,
and community in its style, imagery, and
communications to the rest of the world.
• Development must draw on the best people
and the best ideas that Chester residents and
community leaders have to offer, with respect
to both the past and the future.
• It is critical that investment and energy is
devoted to defining and improving the public
realm and public amenities. It is this upfront
investment that will start to ensure that the
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Pages from the Sun Shipbuilding & Dry Dock Co.
employee annual picnic report, 1940.

Successful Development
Many past proposals for the Chester Waterfront
have suffered from their disconnection from
economic reality. While the Master Plan is
aspirational, it also strives to be attainable. The
proposed Waterfront Master Plan is founded on
a diverse, well-researched, and complementary
set of economic drivers and is designed to be
flexible; it presents an armature for phased
growth. Key components of the Master Plan are
the connective routes within the Waterfront site
and to the rest of Chester, and the improvement
of the Waterfront as a public place and
amenity. Development can occur guided by this
framework, contributing to the activation of
these components.
To that end, proposed development must
adhere to the principles for economically
successful development described here.
• New investment in the Chester Waterfront
must serve and benefit the existing Chester
residents and businesses. It should attract a
new constituency of residents and commercial
enterprise that helps fuel the local economy,
in turn ensuring that the area is enjoyed by all.
• The activation of the Waterfront needs to
be the outcome of outside investment and
local involvement. There must be short-term
immediate wins and long-term strategies to
attract and accommodate development. While

current trends are taken into account when
suggesting the mix of uses that are viable on
the site these, of course, are subject to many
outside and unpredictable forces that can
change the situation in the future.

Connectivity
One of the common concerns from public
stakeholders is the difficulty, danger, and
unpleasantness experienced in reaching the
waterfront. Without direct and safe access to
the Waterfront, its development success risks
being compromised. This access depends on
clear and connected routes for all modes of
transportation, from pedestrians and cyclists,
to motorists. The streets and routes need to
address the speeds of travel by the different
modes, ensuring that the environment is
welcoming to everyone. The key principles
related to Connectivity are listed below.

to connect the waterfront to neighborhoods
extending northward beyond I-95 to Feltonville.
It already contains one of the few year-round
attractions for visitors in Larimer Brewing, and
would provide equally effective access to the
Wharf and Subaru Park. No other street would
foster the same concentration of activity on
the site, given existing land constraints, and
so Engle Street must be a focal point for the
district.

• First and foremost, PA 291 must be
transformed into a safe, comfortable route,
particularly for those not traveling inside a car.
This state highway serves as a critical gateway
to the waterfront, and it currently does little to
welcome locals or entice visitors.
• Engle Street must be prioritized as a
waterfront access route. It is one of the few
streets that connects across the railroad
tracks and it continues deep into the county,
past significant open and community spaces
within the city. Engle Street has the potential
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Chester Riverfront Ramble

Image courtesy of G. Widman/GPTMC

Waterfront Activation
The river is the most valuable amenity
in the study area; it is the only place for
miles upstream or downstream that offers
public access, and it represents the best
opportunity for riverfront development
between Philadelphia and Wilmington.
These two types of activity can reinforce
each other, creating an unparalleled
experience. The key principles guiding
Waterfront Activation are listed below.
• The waterfront must be kept accessible
to the public, and must be clearly
indicated as such through signage and
both landscape and architectural design.
• Temporary and informal uses must be
encouraged, particularly in the near term,
in order to support as much activity as
possible as more complex development
takes shape.
• Through the extensive engagement
process there were a number of activities
that local residents, businesses, and
other stakeholders identified as highly
desirable. These are precisely the regular
users the waterfront must appeal to,
so potential publicly-accessible uses
should be plentiful and draw upon the
list generated through the engagement
process.
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New Structures

• Places for food and drink
• Community center/continuing education
facility/library
• Clean energy demonstration center
• Park pavilions
• Marina

Landscape Features

• Playground and playable landscapes
• Nature exhibit and gardens (including an
educational component)
• Community garden
• Picnic areas and shelters
• Green roofs

Recreation

• Walking/cycling trails
• Fishing pier
• Ice skating rink
• Basketball courts
• Outdoor festival and market space
• Locally produced public art

Other Waterfronts Chester likes
• Detroit Riverfront
• Wilmington Waterfront
• Baltimore Harbor
• Pittsburgh
• Norfolk Waterfront
• San Antonio Riverwalk
• Brooklyn Pier Park
• San Sebastian, Spain

Environmental Sustainability
Any development that occurs along the
waterfront presents an opportunity to improve
environmental health and performance. The
complex industrial and event-based history of
the site has left it vulnerable to climate changerelated flooding and heat island impacts, but
there are several approaches development can
take to make Chester the gold standard for
sustainable waterfronts both for people and the
broader ecosystem:
• The Chester Riverwalk should be continuous
and accessible, linking into the East Coast
Greenway
• The waterfront should include an expansive
parkland that supports diverse outdoor
informal uses
• The waterfront should address coastal
resiliency/flood mitigation, heat island
mitigation, green stormwater infrastructure
and be at the forefront of sustainable energy
provision
• The waterfront must be connected and
integrated – physically and perceptually – with
the rest of the City of Chester

Resilience Through Regeneration 2018-2017
notes:
“According to datausa.io 2016 statistics,
Chester is below the national average
in terms of car ownership, with 16%
of households with no means of auto
transportation. The city is lacking safe routes
to allow pedestrians and non-vehicular
access through the city, contributing to
disconnected neighborhoods and unequal
access to schools, employment, businesses,
and parks and recreational amenities.
We see the implementation of a unified,
city-wide bike and walking path system
increasing the health, satisfaction and
safety of residents, providing safe and
free access to recreational activities and
education and employment opportunities
throughout the city, spurring continued
economic development by attracting visitors
and businesses, and increasing the ability
of Chester’s existing business community to
attract customers and increase workforce
retention.”

• The waterfront should be an inclusive, safe
and welcoming neighborhood, providing free
recreational and leisure activities, as well
as, places to live, work, shop and engage in
formal sports, entertainment and cultural
events.
• The waterfront area should incorporate
sustainable urban drainage and ensure
against the creation of heat islands; building
roofs should be green, white or blue
Development Framework
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Market-Supported Program
Phased investment and development
The Chester Waterfront Master
Plan will not come to fruition
overnight but in a phased and
market-responsive manner.
Redevelopment areas that start from essentially
little to no existing uses, employment, strong
demographics, or tourism tend to develop in
the same way. Areas like Chester’s waterfront
begin with a small population of daily and
overnight users (employees and residents) and
a large population of very short-term users.
The number of times that short-term uses
occur should be increased. This in turn will
increase the length of time that visitors and
users stay (provide food/beverage for pre-/-post
activity), a nighttime and weekend marketplace
becomes more sustainable (although still
fragile and susceptible if crime occurs in the
redevelopment area). Once this night/weekend
area is established, this increases the likelihood
that daily users (employers/employment) move
in, which supports more daytime restaurant,
support retail and positively influences
perception of crime, safety for residents.
Ultimately, residents move in alongside
businesses; first rental, then owner-occupied.
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Studies of communities that have successfully
redeveloped industrial areas and/or superfund
sites indicate that the process for the most
projects include:
• Joint realization by both the public and private
stakeholders that redevelopment is a priority
area
• Various tools and district incentive options
are put in place to allow the public to induce
private development to come into a pioneering
area that they would not have otherwise
touched due to risks
• An entity is formed to help manage that
process and to create a clean and safe
environment, produce and manage events,
and act as both an overall marketing entity as
well as a steward of the area
• A realistic phased approach is undertaken to
induce development

Once long-term residential investment occurs,
ownership/stewardship of quality of place
is established and transfers over from the
redevelopment entity to the local owners
(residents, businesses).

Chester Waterfront Master Plan

Some thirteen different
market sectors were
examined to ascertain what
types of uses – and in what
quantity - could successfully
be introduced to Chester
Waterfront. This entailed
desktop research, looking
both locally and regionally
at the existing competition
and future market
projections.
In many cases several interviews were
held with people who represent these
market sectors in the region. The
most viable uses, which are named
in the program table, are described in
greater detail below, while the full list
of considered uses can be found in the
Appendix.

C h e s te r Ri v e rf ro n t M a s te r P l a n Re c o m m e n d a ti o n s
S t ep 1 : E s t a b l i s h T I F D i s t r i c t & E n t i t y t o P r o du c e/ M a n a g e E v en t s / Pr o v i de S ec u r i t y
B u i l di n g / L a w n F oot p r i n t (S F )
Ne a r-te rm
indoor / outdoor concert facility

S m a ll

Large

N ot e s

120,000

180,000

3,500+ indoor, 6,000+ outdoor, aka Stage AE in Pittsburgh

indoor turf practice / youth sports facility

50,000

75,000

indoor turf practice field; youth tournament facility

indoor event center, expandable

40,000

50,000

30k Exhibit Space, Converts to indoor 4-Court Facility, 3,500 retractable seats

Restaurant/Retail District
Generous park space in District with ice/event lawn/wknd mkt
Creative office (standalone)
Investment in Engle streetscape

45,000

60,000

12-15 concepts, various cuisines, support retail, expandable

120,000

240,000

center of retail/restaurant district

10,000

20,000

pop-up in shipping containers

n/a

n/a

S m a ll

Large

M a x . Pa r k in g
2,000
400
1,500
300
200

Consider Davenport, Iowa concept

Boardwalk
Pathways connecting all, potential ice trail in winter
Food truck docking areas
M i d-t e r m

N ot e s

M a x . Pa r k in g

boat docking area and marina
70,000

100,000

Hampton Inn, Holiday Inn Express

100

150-key hotel - upscale - connected to event center

100-key hotel - upper midscale

120,000

160,000

Courtyard, Doubletree, Hyatt Place

150

Creative office (above expanded restaurant district)

20,000

40,000

Retail/Restaurant Phase II

40,000

60,000

L on g - t e r m : F u l l B u i l d O u t

S m a ll

Large

TBD

TBD

Multifamily

1,000
May include attraction/mini anchors
N ot e s

200
M a x . Pa r k i n g
TBD

Source: Hunden Strategic Partners
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Market-supported activities
and programming are vital to
transform Chester’s waterfront
into a vibrant and integrated
part of the city.
70

Chester Waterfront Master Plan

Current Site Condition
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First Phase
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Chester Waterfront Master Plan

Full-Build Out
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Market-supported Uses & Examples
Indoor/Outdoor Concert Facility

Indoor Sports Facility

As a district already defined as an event-based draw, the addition of
an indoor/outdoor concert venue would be a successful extension
of the entertainment economy already present on the site. While
entertainment venue supply is dense in the Greater Philadelphia
market, experts mentioned that flexible space on the riverfront would
have the most potential for success.
One industry operator indicated that a 2,500- to 3,500-seat indoor
venue or a 6,000- to 8,000-seat outdoor venue could play a role in
the area. Creating a venue that could be indoor and outdoor would
prevent against the harsh seasons that the Greater Philadelphia
region experiences.
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Because the Philadelphia Union already have such a strong presence
along the waterfront, continuing a sports-focused theme will be
convincing for many people already familiar with the site. Interviews
with CVBs, sports tourism officials, and regional sports facilities
highlighted that demand for indoor youth sports facilities is high due to
harsh weather.
The most popular sports in the region are soccer, field hockey, and
lacrosse, and indoor facilities in the area that can host an array of
different types of sports are the most successful. Indoor turf is seeing
an increased demand in the area and achieves the highest rental
rates, when compared to other youth sports facilities.
For a youth sports facility to be successful in Chester, PA, there
needs to be complementary developments and infrastructure around
this facility. Increasing the quality of hotels in the area will also be
beneficial to a youth sports facility.

Chester Waterfront Master Plan

Market-supported Uses & Examples
Indoor Meeting/Events Center

Restaurant and Retail

The Philadelphia metropolitan area has many large and capable
meeting facilities, yet there is an opportunity for the Waterfront to
attract many visitors from a wide geographical and demographic
range with a flexible facility able to host convention/conference,
entertainment, sports and other events. A large flexible facility able
to host many event types is recommended. It is understood that The
Wharf Building’s grand Turbine Hall is under consideration for this type
of use.

Though downtown shows some signs of rebirth, Chester currently lacks
a strong retail and restaurant node. A mixture of retail, restaurants
and retail-based entertainment uses will be critical to establishing the
Waterfront and the city as a regional destination. This concept may
take multiple forms, including temporary/pop-up spaces in the near
term and destination restaurants in the longer term.
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Market-supported Uses & Examples
Creative Office

Hotel

The office market in Chester is limited to the Wharf and then other
very small, outmoded offices. While the Wharf is a jewel, it is
isolated and does not feature the support amenities in a walkable
area that many companies and employees want; however, the
lack of daytime population aside from Wharf tenants limits the
market for these amenities. The conversion of industrial space
to or subsidization of cheap, flexible office space can help foster
the growth of new businesses while providing a larger daytime
population.
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The lodging market in Chester shows potential due to its location
and proximity to the Philadelphia International Airport and downtown
Philadelphia. Chester is ten miles from the airport and is a less
expensive market than the downtown Philadelphia lodging market.
The opening of the Candlewood Suites in Chester suggests that
the Chester lodging market has somewhat of an unmet demand
for quality lodging. The Candlewood Suites, the first new hotel
development in Chester since 2008, has already pushed the
market ADR and occupancy. Discussions with management from
the Candlewood Suites indicated that roughly 60% of their business
is corporate and majority of these corporate guests need extended
stays.

Chester Waterfront Master Plan

Market-supported Uses & Examples
Marina

Multifamily Residential

One of the major drivers of the Greater Philadelphia region is the
riverfront. Due to this, the supply of the marina developments is
strong within 50 miles of the Project site. Most of the major marina
developments are in Essington and Philadelphia. Although this
supply is robust, a marina development will complement other real
estate uses on the property and make the riverfront in Chester
more attractive and accessible. A marina in Chester would be the
southernmost on the Delaware River before the Chesapeake and
Delaware Canal.

Multifamily residential may be the most challenging use to bring to
the waterfront, until the reputation of the city is rehabilitated. That
being said, once the other development takes place on the waterfront,
multifamily residential is a natural fit. It would provide more round-theclock activity and permanent population invested in the success of
the district. Many Chester residents and others from Delaware County
expressed interest in waterfront housing opportunities.
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Site Planning & Character
The ultimate objectives of development of the waterfront are to bring
growth and diversity, and to offer something unique that neither the City
of Chester nor Delaware County currently provides. To achieve these ends,
character and quality are of the utmost importance. An economically
viable program that is poorly planned and executed will provide little of
the benefit to the city or its residents that the waterfront should provide.

In the short term, private development should be directed towards
supporting existing everyday uses, new anchor-led everyday uses, and
more periodic, event-based uses in order to continue bringing people
to the site. It is encouraging that a number of the items on the “wish
list” above would require relatively little funding for implementation and
maintenance.

Because the existing uses on site that draw visitors are so event-focused,
those ought to continue and to be complemented by more consistent
activities. This new mix of uses should be laid out to maximize the
impacts of the most valuable assets of the waterfront district – the Wharf,
Subaru Park, and the riverfront – while creating a density that is exciting
and self-sustaining.
A mix of uses exploits the existing strengths of the site, specifically regular
special events and a sizable workforce. Sports-related uses and periodic
uses (such as a performance venue) will be most viable in the near term,
but hotels, retail, and production space should be introduced as soon as
possible. Residential and additional office uses are the ultimate objective
in order to create a center of consistent activity, but these make take
longer to become economically sustainable.
Public investment should be primarily focused on creating stronger
connections to the existing community, especially pedestrian-, transit-,
and bike-focused infrastructure improvements along PA-291/2nd Street,
as outlined above. However, public funding also channeled into initiatives
directly on the waterfront would immediately start to encourage greater
use of this asset. As visitation numbers increase so will the perception of
the area and the City, in turn, encouraging more substantial investment in
development projects.
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The preferred site plan embodies the
principles described in the Master
Plan and offers the best opportunity
to realize the goals of development. It
should act as flexible and dynamic a
guide for future projects, suggesting
important adjacencies, efficiencies, and
circulation.

Chester Waterfront Master Plan
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The training fields have a direct relationship to
the Stadium and direct 291 access

Development will
ultimately take time
and inevitably occur in
unforeseen ways, so it
will be useful to consider
both the strengths and
challenges of this plan.

Retail activates the east-west spine, active on
both sides, and has a direct relationship to the
waterfront

Some of the advantages of the preferred
plan include:

Hotels are located in close proximity to the
sports facility and The Wharf (one having a
waterfront location)
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Engle Street becomes a key active access
route, linking the relocated SEPTA station, the
Chester neighborhoods and the Waterfront
Some of the challenges to be overcome
include:
• The sports facility’s associated
commercial uses will not be active as
much as a concert venue, therefore
the central location may be less
advantageous to the overall site
• The sports facility can accommodate
a soccer field but little else and has no
room to grow unless PECO facilities are
relocated

The concert venue noise spill will not be a
problem as it is not close to residential

• The concert venue, and its associated
activity, is far from the center of activity
- the concentration of commercial and
hotels
• The training fields are remote from
the existing training building (however,
long term relocation of the latter
possible)

The route along Engle Street provides direct
views to the Waterfront/marina activity

Development Framework
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Waterfront Park
The Waterfront Park will become one of the major attractions of Chester.
It will complement the stadium, providing daily and year-round high
quality open space. The park can accommodate the types of uses and
activities residents expressed a desire for during the public engagement
process, namely: space for picnics, informal recreation, a generous
playground, educational activities highlighting the natural environment,
and a multi-purpose building managed by the Philadelphia Union. The
existing fish pier area will be retained.
The park will enhance the existing Riverwalk portion of the East Coast
Greenway through sensitive landscaping and furnishings such as
lighting, seating and surface treatment amenable to both pedestrians
and cyclists. As well, the park provides a large permeable surface in
existing flood zone of the site.
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Waterfront District
The Waterfront District edges the northern portion of the Waterfront
Park. On Game days the Waterfront District will become a venue for fans
to spend time before or after the game. The Waterfront Park and the
commercial uses and, in the longer term, local residents, will animate
the district year-round. Bordering the northern edge of the park are
restaurant and retail pavilions, supplemented by food trucks and kiosks
and plaza areas for outdoor dining and sitting. These amenities and
services will activate the east-west spine route connecting the Subaru
Park to The Wharf building and the Union Fieldhouse.
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Engle Street
Engle Street is a critical north-south route, connecting the Chester
Waterfront to the City’s neighborhoods. The street will be framed by
active ground floors uses such as shops, restaurants, cultural and
community activities. Commercial activity should cater to local residents,
employees, tourists and other visitors such as game attendees. There
will be a mix of uses on the upper floors. The high quality streetscape
incorporates sidewalks that are generous enough to accommodate
outdoor seating, consistent tree planting, street lighting, bicycle and car
parking. The planting beds, along with the trees, will mitigate the heat
island effect and provide sustainable urban drainage.

87

Planning Guidelines
Towards a Robust Master Plan

1

88

Existing conditions

2

A continuous accessible waterfront promenade, linking into the
East Coast Greenway, is provided

Chester Waterfront Master Plan

3

An expanded parkland is designed to support recreational
activities and address flood mitigation, while development occurs
as close to the water as possible, between the park and Seaport
Drive.

4

Engle Street is articulated as a key connecting spine – in the shortterm terminating at the Training Fields

Development Framework
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Towards a Robust Master Plan

5

90

The “Complete Streets” initiatives along Highland Avenue and
Norris Street leverage greater connectivity

6

An east-west axis connecting the Stadium and The Wharf, and
beyond, is the focus for new public-facing development – i.e. Field
House, concert venue, pop-up and permanent retail/F&B

Chester Waterfront Master Plan

7

The Training Fields are ultimately relocated to allow for mixed use
development in the center of the waterfront site area

8

Engle Street is articulated as a key connecting spine – in the longterm connecting all the way to the waterfront park
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Towards a Robust Master Plan

9

92

The SEPTA station is relocated from Highland Avenue to Engle
Street, the major thoroughfare of the waterfront district.

Chester Waterfront Master Plan

Norris St
Engle St

Norris St

Tilghman St

Central Ave

Edwards St

Flower St

Reaney St

Yarnall St

Jeffrey St

Engle St

Highland Ave

Townsend St

Palmer St

Ward St

Wilson St

Hayes St

Highland Ave

Thurlow St

Harwick St

ge
Commodore Barry Brid
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750’
250’
0’ 50’

The critical design principles for the waterfront, combined to
form a framework for development.

Feet

10

291/2nd St

291/2nd St

Seaport Dr

Street Network

Towards a more connected waterfront

Existing Conditions

Mid-term street extensions

The street network is currently impeded by the
railroad and soccer practice fields.

Engle is extended to become the key route
that connects the waterfront to Chester’s
neighborhoods and, ultimately, the relocated
Highland station. A street is created that
serves as a spine between the two critical
Waterfront anchors - the stadium and The
Wharf building. A new east-west street midway
between this and Seaport Avenue delineates
the scale of a walkable urban neighborhood

This generates an area defined by
disconnected routes, which in combination
with large areas of parking, decreases the
walkability and perception of Chester’s
waterfront as an accessible destination.
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Long-term street extensions
In addition to the extension of Engle, there are
four more streets whose extension southward
will better connectivity between Chester and its
waterfront.
In the longer term they will be an integral part
of the mobility network and integration of
this piece of city, making the waterfront more
accessible to the residents of its adjacent
neighborhoods.
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Implementation
Plan

District Management Strategies

The way forward for development
in Chester requires a keen focus on
structure, priorities, process and
physical development. There have
been numerous precedents around
the U.S. that encompassed large
pioneering redevelopment areas.
The team has studied a number
of redevelopment districts and
also advised public-sector clients
who are moving through such
development processes.
The time frames suggested in
the Master Plan refer to when
recommended projects and
programs should be initiated.
It must be acknowledged that
until a project is undertaken –
fully designed, funded, reviewed,
permitted, constructed, etc. - it is
difficult to know how long actual
implementation will take. This
is particularly true of projects
that require partner and agency
involvement.
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First and foremost, a dedicated entity should
be structured and appointed — or an existing
entity/sub-entity repurposed — to focus its sole
mission as developing this specific geographic
district. Any distraction from that mission is
likely to slow or stop development momentum.
Chester has an existing redevelopment entity,
but it may not be currently structured so that
its sole purpose is to redevelop this area.
As such, a new or separate entity — with the
private sector (Philadelphia Union, PECO, Power
Home Remodeling) as primary stakeholders
and voting members — should be structured
to take on the Chester Waterfront. The key is
private sector motivation and understanding
of market realities combined with the public
sector tools provided by the state legislature.
The focus should be on a nimble entity that can
pivot with market changes and be fluent in the
language of private sector (and public-private)
development concepts. Key characteristics for
such an entity include:

Chester Waterfront Master Plan

1. The ability to issue or coordinate
the issuance of debt and tax
incentives, especially the
recapture of incremental taxes to
induce future investment.
2. An explicit mission to redevelop the
area economically via investment
in a variety of uses that create a
sustained economy.
3. A mandate to create a clean, safe
environment via visible presence:
on bicycles, on foot, golf cart, etc.
4. The responsibility and resources
to create/promote events. Having
consistent events throughout the
year gets the non-local market
used to visiting the area, spending
time and considering longer stays,
investment of time/money.

Priorities for short and long-term project
development should be agreed upon within
the entity. Private capital goes where it is
treated well and there is confidence in local
leadership. The Chester Waterfront Master
Plan recommends that the public sector can
provide strong leadership and a framework for
private investment by investing in PA 291 as a
defining entry corridor, gateway and pedestrianfriendly linkage that sets the area apart. Other
street, sidewalk, landscaping and streetscaping
— with active maintenance by the new entity
or a privately contracted group — will show
that this effort is ongoing and not a one-time
investment. In addition, the public sector via
this development entity, will be called upon to
help induce private development.
This Plan further recommends that seasonal
and permanent restaurant, bar and
entertainment developments are the first step
in getting the market at large comfortable with
the idea of coming to Chester’s waterfront on
a regular basis. The fieldhouse, a multipurpose
practice facility/youth sports tournament facility,
will also help attract users on weeknights
and during weekends. By developing a cluster
of restaurants in a critical mass, along with
private indoor and public outdoor entertainment

spaces, the youth sports complex and street/
sidewalk infrastructure improvements, the first
step toward establishing Chester’s waterfront
as a sustainable development area will be
complete.
Critically, the process for executing the
development of the projects must be
established with the entity. In projects like the
Stapleton Airport redevelopment near Denver
or the DC Yards project, the public entity
solicited and selected a master developer to
oversee the development of individual parcels
and projects. If needed, a consultant team can
manage this selection process on behalf of the
entity. Once the master developer is selected, a
framework for development can be established
so that approvals, permits and other items that
would normally go through the city could be
preliminarily approved via the redevelopment
entity. The master developer(s) can then selfdevelop elements of the master plan that they
specialize in, as well as induce other developers
for elements it does not specialize in. While
the Master Plan will be a guiding document,
it provides flexibility for the development of
projects that are timely and responsive to
changing market realities.

Implementation Plan
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First Steps: Immediate Investment Priorities – 0-12 Months
Public Infrastructure Investment
Public investment can serve both as a spur to
private waterfront redevelopment projects, as
well as the key initial investment to develop a
community-based partnership and the initial
activation needed to make the development
more attractive to the public in the long term.
At the beginning of a project, private developers
and public agencies should gain a clear sense
of available public and non-profit funding
and partnership opportunities that would
make feasible the financial equations for
redevelopment. Grants are often available to
help projects clean up brownfield sites; install
new water, sewage, stormwater, transportation,
and energy infrastructure; preserve, mitigate,
and enhance wetlands and natural habitats;
create new parks, greenways and trails along
waterfronts; and add resiliency measures to all
types of projects.
There are a number of fairly immediate and
relatively low cost improvements that can be
made to Engle and PA 291 to make this area
more hospitable to pedestrians and cyclists.
These ‘quick’ wins would change the perception
of the area, provide wayfinding and improve the
sense of safety in the wider waterfront area.
Chapter IV – Implementation elaborates upon
these initiatives.
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∙ Jeffrey Street

PA 291/2nd Street & Intersections
PA 291 needs to be ‘calmed’ while recognizing
that it still plays a role as a thoroughfare. The
DVRPC’s PA 291 Area Study (2015) suggests
a cross-section that would reduce the number
of travel lanes from five to four, introduce a
landscaped median, provide more generous
sidewalks and dedicated cycle lanes. It is also
worth noting that the East Coast Greenway
includes PA 291 in its circuit. The PA 291 DVRPC
study should be revisited and integrated with
the East Coast Greenway proposal to provide
a 2-way dedicated cycle path on the southern
side of PA 291 between Highland Avenue
and Norris Street. PA 291 must beimproved
to provide a welcoming and easily navigated
‘gateway’ to the Waterfront area (see itemized list
of recommendations below; collaboration potentially
required with Natural Lands, DVRPC, PennDOT).

• Implement the East Coast Greenway cycle
dedicated route along the southern edge of PA
291
• Intersections that should be prioritized for
enhancements include:
•

Route 291 with:
∙ Highland Avenue
∙ Engle Street
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∙ Reaney Street
∙ Flower Street
∙ Norris Street

•

Seaport Drive with:
∙ Highland Avenue
∙ Engle Street
∙ Reaney Street
∙ Flower Street

• Consider the use of highly visible graphics
to enhance the above crossings and draw
special attention to the intersection with Engle
Street.
• As part of these enhancements, a sidewalk
should also be built on the driveway that
connects Seaport Drive to the main entrance
of the Wharf building, to provide a safer
pedestrian connection for those walking,
including those who might come from the bus
stop on Seaport Drive.
• Consider renaming PA 291 to “2nd Street”
for at least the length of the study area to
emphasize its urban character and tie it more
closely to the rest of Chester.

Implementation Plan

101

Improvements to PA291/2nd Street could be an early win

Principles

• Support physical and psychological connection
deeper into the site.

• Public art and wayfinding features should be
well-lit

• PA 291 is the gateway to the waterfront, and
should communicate that the waterfront is
safe, active, and full of potential.

Guidelines to create a hospitable
and inviting environment:

Public art – Attract attention by sharing history

• PA 291 should support a cohesive identity,
both for the waterfront and for itself.

Infrastructure investment – Calm traffic,

and suggesting a future

• Near-term interventions should support longterm transformation.
• Focus limited resources on key moments/
intersections: Engle, Flower, Reaney, ramps,
Highland.

Approaches
• Make PA 291 a safer corridor; if it is
welcoming to pedestrians, it will be attractive
to all.
• Add activity to PA 291 and create a defined
edge – support a place.
• The city’s, the region’s, and the waterfront’s
history and community should be the basis for
its identity.
• Do not preclude future desirable
redevelopment along PA 291 – be as flexible
as possible.

improve comfort, and signal public investment

• Green infrastructure such as planted medians,
tree-planting, pocket parks and swales
change the perception of a place and can
also address sustainability (e.g. heat islands,
stormwater management)
• Road “diets” – cycle lanes and medians
reduce car travel speed and create a more
welcoming street
• Signalized intersections will calm the traffic
and make it possible for people to cross 291
(refer to list above)

Wayfinding – Communicate identity and improve
legibility

• Signage should be calibrated both to passing
vehicles and to pedestrians
• Signage should be lit at night from ambient
light sources
• Bold graphic design creates a local identity

Lighting – Improve safety and support identity
• Lighting should be calibrated to acknowledge
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vehicular and pedestrian traffic
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• Art should speak to local culture and history
• Engaging locals in the design and production
of art (e.g. design competition) fosters local
pride
• Public art should be integrated into the
streetscape – it should be functional and
beautiful
• Engage locals to create visitor interest

Existing Conditions along PA 291,
looking west toward Engle Street

Phase I improvements to PA 291 include
installations of public art, wayfinding
improvements, and creation of a
gateway at Engle Street, which may also
involve intesection signalization.

Phase II improvements include more
significant capital investments in
streetscape, including a median, improved
pedestrian crossings, enhancements
to the East Coast Greenway, and wider
sidewalks.
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Engle Street

Wayfinding

Engle Street is articulated as a key connecting
spine – in the short-term terminating at the
Training Fields. In Resilience Through Recreation
Engle is identified as a street that should
prioritize pedestrian and cycling infrastructure.
Locally it is the address for community facilities
such as the J Lewis Crozer Library and Veterans
Memorial Park. It connects to Chester Township
and should become a greener corridor for
residents in the region to reach the Delaware
River and the East Coast Greenway. Currently,
south of PA 291, Engle is particularly uninviting,
even lacking paving as it extends south to
Seaport Drive. Temporary or low-cost treatments
such as pedestrian crossing markings, lighting
and landscaping, will improve these routes,
lessening the psychological distance to the
waterfront. Ultimately, Engle should adhere
to Complete Streets requirements and, most
importantly, a signalized intersection with a
pedestrian crossing should be provided where it
meets PA 291.

Develop a comprehensive wayfinding and
signage program that addresses both vehicular
and pedestrian access. This would create a new
local wayfinding set of signs to the waterfront
within Chester and neighboring communities;
and in parallel,

• Pave full extent of street to Seaport Drive
• Design street to “Complete Streets’ guidelines
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• Lobby PennDOT to improve direction to a
rebranded “Chester Waterfront” from I-95, US322, I-476, and the Commodore Barry Bridge
Provide signage along PA 291 indicating the
route to waterfront
• Provide signage along Engle from Veteran’s
Memorial Park directing people to the
waterfront
• Provide signage at the Highland SEPTA station
directing people to the waterfront

Implementing wayfinding is recommended as a
low cost high priority reaping high benefit.

Chester Riverwalk & Waterfront
Park
As described previously, the waterfront already
has some good quality public spaces to build
on (such as the Chester Riverwalk, the wetland
park, the Barry Bridge Park and pier at the
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foot of the Commodore Barry Bridge, and the
areas surrounding Subaru Park). Additional
investments to enhance these areas could
increase their attractiveness to the public and
their ecological value. Because public spaces
are typically not necessarily the focus of a
private redevelopment effort, a close publicprivate-non-profit partnership is one way these
enhancements could be implemented
The Chester Riverwalk portion of the East
Coast Greenway is improved and expanded to
create an integrated pedestrian and bicycle
network connecting to the waterfront, and
extending bicycle connections (bike lanes and
trails) into Chester Township, Upper Chichester,
and the Chester Creek Trail.
(Collaboration potentially required with Natural
Lands, Pennsylvania Environmental Council)
Chester Waterfront Park is designed to
support recreational activities and address
flood mitigation. (Natural Lands, Pennsylvania
Environmental Council)
• Provide a parkland that incorporates the
Riverwalk and extends from the Stadium
towards The Wharf. A landscape scheme for
the full Waterfront Park, from the waterfront
area immediately west of the stadium should

be produced with phased implementation
∙ Enhance the pedestrian and cycle path of
a minimum of 20 feet in width that extends
along the waterfront connecting to the
East Coast Greenway at Norris Street and
Highland Avenue

• Other Waterfront initiatives could include:
∙ Pop-up parks and events, and additional
programming for the waterfront
∙ Additional ecological restoration projects
around the wetland park and along the
shoreline
∙ Additional wayfinding and (historical/
ecological) interpretive signage and
public art along the Chester Riverwalk,
Commodore Barry Bridge Park and wetland
park could include information about the
former industries, the Wade superfund
site, the historic generation station/The
Wharf building, the proximity to the MLKCalvary Baptist Church connection, , and the
Chester Penn’s Landing, not far upriver
∙ Create an Environmental Education
Center to provide a new destination
along the waterfront (and fill out a gap in
environmental centers that exists between
the Heinz Center near the Philadelphia
Airport and the DuPont Environmental
Center in Wilmington DE)
∙ Commodore Barry Bridge Park
improvements such as seating, lighting and
a shade/shelter structure; upgraded surface

treatment should maintain the existing lawn
area and limit the introduction of memorials
or other structures as these will decrease
usable green space for community use.

• Events program

∙ Activation of the undercroft of Commodore
Barry Bridge (Port Authority)

Improved Connections
The “Complete Streets” initiatives along
Highland Avenue and Norris Street are realized,
providing greater safe waterfront connectivity.
This includes bicycle paths on Highland Avenue
and Norris Street, connecting the Chester
Riverwalk with Route 291, and ultimately the
East Coast Greenway.
An east-west street connecting the Stadium and
The Wharf, and beyond, is the focus for new
public-facing development.

Public Art
Public Art that engages locals in the design
and production of art should assist wayfinding
and provide a sense of place. Explore design
competitions, philanthropy, and sponsorships as
a way to:
• Include public art in the streetscape of PA 291
and signal the waterfront
• Include public art to enliven the waterfront
park and trail
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Private Investment
While construction by private developers would
certainly be welcome and encouraged within
12 months of this plan’s completion, market
conditions may not support such activity in the
immediate term. Private investment in the near
term should instead be focused programming,
beginning a process of transforming the
public’s perception of the waterfront. While
each of these actions requires limited physical
investment, they do demand consistent – even
continuous – attention from a group of people
dedicated specifically to programming. These
activities must be a priority, and cannot be an
afterthought.

“Clean & Safe” Initiatives
Many districts of the similar scale and
with similar goals commit to public realm
improvement through trash collection,
landscaping, and security provision. These
initiatives will help ensure a pleasant
experience for visitors to the waterfront.

Sponsored Events Program

as meet-ups, food fests, themed gatherings,
musical performances, and arts exhibitions
require limited infrastructure but will bring flows
of people – and customers – to the waterfront.

Short-term Retail Activation
Markets, fairs, food trucks and carts, group
fitness classes, and beer gardens are all ways
to entice new visitors to the waterfront without
the need for new structures. These activities, if
planned thoughtfully, can also encourage the
participation of existing Chester residents, both
as businesses and customers.

Key Partnerships with Outside
Organizations
No single organization or land owner will be
able to realize the goals of the Master Plan
on its own. Starting immediately to build
relationships across organizations and public
agencies will be essential for ensuring buy-in
and allow development to move quickly when
opportunities arise. A number of potential
partners are detailed below in the Key
Partnerships section.

Public Realm Improvements
Support
Given the limited fiscal resources of the City of
Chester, private organizations must be willing
to provide upkeep within the public realm.
This could include such contributions as new
plantings or repairs to sidewalks. This is closely
linked to the Clean & Safe Initiatives described
above.

It is important to communicate to the public
and to other private capital sources that the
waterfront is already an active place. Building
on the Philadelphia Union’s programming, such
Opposite: An example of family-oriented
programming that could be hosted within the
district: an outdoor movie night. (Image courtesy of
the Dallas Arts District)
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Dallas Arts District Film Night

Image courtesy of Dallas Arts District
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Near-Term Implementation – 1-3 Years
Public Infrastructure Investment
While many of the public infrastructure
investments in the near term are lower cost and
address immediate concerns related to safety,
mid-term interventions will begin to shape the
public realm’s character and district access
in more meaningful ways. These tasks are
expected to require more planning and funding,
so while they are categorized as “mid-term”, the
Waterfront’s stakeholders must begin working
toward their completion parallel to near-term
interventions.

Environmental Remediation

Near-term streetscape improvements focus on
a select number of streets and intersections,
but in the medium term all streets in the district
should be rebalanced to prioritize pedestrians,
cyclists, and transit. This may include road diets,
but will certainly include wider, continuous
sidewalks; bike lanes or separated facilities
integrated with the East Coast Greenway; and
adequate street tree planting.

Although the waterfront has already undergone
substantial remediation, there are still
places where conditions are not friendly to
development. In some areas, the issue is
related to soil concerns directly, but the residual
infrastructure needed to maintain the levels of
remediation already achieved can also serve
as a barrier to site improvement. Treatment
infrastructure housed in rusting shipping
containers will not support the quality and
character desired for the waterfront, and must
be replaced with more permanent infrastructure
that either is less intrusive or properly
celebrates its purpose.

Riverfront Park Enhancement

SEPTA Bus Service

A substantial and meaningful public open space
along the riverfront is a key recommendation of
the Master Plan, which will help build an identity
for the waterfront and provide opportunities
for visitors to interact with each other and the

Coordination with SEPTA to enhance bus
service to the waterfront should be a priority in
the medium term. Based on the current lack
of resources at SEPTA and the small current
workday ridership to the waterfront, it is unlikely

Streetscape Improvements
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river. Between one and three years, significant
public resources must be directed toward the
expansion and enhancement of a riverfront
park; such improvements will indicate the
waterfront’s character and importance to
private investors and attract regional visitors.
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that major improvements to transit can be
made until substantial development is realized.
However, ongoing conversations with SEPTA
should continue, especially as the workforce
at the waterfront starts to increase, and staff
demand additional commuting options.

Private Investment
• A Field House supporting soccer and other
court sports is constructed immediately to the
west of the Training Fields, fronting onto the
new east-west street (Philadelphia Union)
• Concert Venue + Amphitheater are built on the
land immediately west of The Wharf, south of
Seaport Drive (Private investment)
• Permanent retail and food and beverage
establishments are housed in low cost
structures such as containers and food trucks
and other innovative ‘boxes’ (e.g. disused
tram)
• Hardstanding surfaces are demarcated for
temporary F&B and retail uses
• Multi-purpose hub and concession anchors
the corner of the new portion of the
Waterfront Park, adjacent to the existing
fishing pier.
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Long-term Implementation – 3+ Years
Public Infrastructure Investment
• Engle Street is extended to the new east-west
street fronting the waterfront park and to the
north Engle Street pedestrian and bicycle
connections are improved from Ninth Street to
Route 291, further increasing safe waterfront
access and connectivity with Chester’s
neighborhoods.
• Reconnect additional streets to Seaport
Drive - on the western side of the project area,
multiple streets do not connect from Route
291 to Seaport Drive, being interrupted by rail
lines and industrial properties. These streets
include Townsend Street, Palmer Street, Ward
Street, and others. These street extensions
would increase accessibility and neighborhood
connectivity; increase value and feasibility
of redevelopment on the western end of the
project area.
• Chester Waterfront Park is further expanded
to extend to the Wharf Building. Play provision,
park amenities such as free-standing grills,
seating and well-landscaped stormwater
management is introduced.
• Chester Marina is constructed and it is able to
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expand over time.
• The SEPTA rail station is relocated from
Highland Avenue to Engle Street (SEPTA)
so that the pedestrian connection to the
waterfront is reduced in distance. This
relocation would vastly increase accessibility
and regional and neighborhood connectivity.
It would also increase the value and feasibility
of redevelopment along Engle Street. The
Master Plan is not the first study to mention
the SEPTA Station relocation. In 2011 the
DVRPC issued a report entitled Chester
Riverfront and Community Rail Access Study.
The study considered retention, replacement
and relocation, concluding:

Based on the factors outlined, Townsend/Engle
or a new station at Highland Avenue appear to
be the best choices, with a possibility of keeping
Flower Street as another option. Townsend/
Engle provides the greatest proximity and allows
a safe passage over the Conrail freight tracks,
and looks to balance city access to regional rail.
Its adjacency to the new Dr. Martin Luther King
Jr. Memorial Park presents an opportunity to
build on this area’s attractiveness and activity
by incorporating the park and a station into
a single gateway design. This could provide
the strong visual link between two Chester
amenities, while fulfilling developer preferences.
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Private Investment

Utilities Improvements Shoreline Analysis

• - The Training Fields are relocated to enable
development to commence in the center of
the waterfront site area

• Additional utility services will be required at
each stage of redevelopment, including for the
following services:

• o Prepare the land framed by the ramp, PA
291 and Seaport Drive to accommodate the
Training Fields

• - Electrical

• - Mixed-use development concentrated at
the center of the site. This development can
be a mix of residential and commercial within
a building and/or block. Every effort should
be made to ensure the ground floors are
active, prioritizing Engle Street and the north
side of the new east-west street fronting the
Waterfront Park.

• - Sewer, Water, and Stormwater

• - Hotels should capitalize on their proximity
to both the riverfront, The Wharf building’s
Turbine Hall and the Field House

• - Lighting
• - Security/safety
• - Broadband and Wi-Fi Connectivity
• - Waste Management and Recycling
• - Sustainable Energy and Energy District
•
• It is recommended that a more detailed
utility needs service analysis be conducted to
properly gauge the scale of infrastructure and
investment that will be required for the first
phase of redevelopment.

Finally, a more detailed floodplain evaluation
and resiliency analysis should be conducted
prior to the design and construction of the first
phase of redevelopment. Even though major
shoreline improvements (such as complete
bulkhead wall reconstructions) are not expected
to be required during the initial phase of
redevelopment, some construction is planned
to take place in the AE Zone (100-year flood
areas). Given the current climate change trends,
it is not only prudent but a good investment to
plan for future rises in flood levels. Accordingly,
during the initial development phase, the
proposed buildings and infrastructure should
be designed to standards that will likely
exceed current base flood elevations and
past flood protection practices. The first
phase of development should set the stage
for an adaptable and resilient neighborhood
development. This will be a key effort to better
prepare the future Chester Waterfront for longterm service, maintainability, sustainability, and
resilience.
Note: During or after the construction activities
for these initial investments, some level of
additional environmental contamination
management might be required. Environmental
grants are available to assist public entities
such as the City of Chester and CEDA in
completing these steps, prior to transferring
more marketable properties to redevelopment.
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Partner Agencies & Tools
Viable redevelopment of the Chester Waterfront
requires investment and participation from public
and private sources. Comparable case studies
(refer to the Appendix) all include some form of
district financing plan and/or redevelopment
agency that acquired land, invested capital,
issued bonds, induced development and/or
funded infrastructure (among other actions).

security. As has been noted during the process,
developers have multiple choices regarding
where to invest risk capital. Chester must make
a case that it is worth the risk versus other
proven locations. Reducing costs, investing in/
providing infrastructure, maximizing certainty,
and providing other incentives will be required
to move the waterfront forward.

These entities, tools and actions were critical
to the redevelopment of these areas. The PA
General Assembly wrote the Commonwealth’s
Urban Redevelopment Law, which allows for the
creation of Redevelopment Authorities. These
local authorities have a number of roles, powers
and tools that are instrumental in the next steps
facing the Chester Waterfront.

These tools vary from state to state and this
report includes some of the most notable.
In general, the public sector can provide
assistance to projects in ways that accomplish
the following:

The public sector will need to be realistic,
flexible and aggressive in using tools to lure
new development. Any item that is seen as
adding cost (including taxes), time (permitting,
approvals), complexity (onerous processes) or
degrading safety/security (crime) will want to be
mitigated by the development entity. This can
include rebating or abating taxes (in whole or
in part or in a stair-stepping fashion), waiving
fees, streamlining approval processes, and
establishing a “clean and safe” crew that is
visible and effective as both ambassador and
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• Lower upfront costs
∙ Pay for a portion of the project upfront
(parking, infrastructure, land, site prep,
mitigation)
∙ Pay for studies (feasibility, engineering,
environmental, geotechnical, parking, traffic)
∙ Mitigate fees

• Lower ongoing costs
∙ Reduce, abate or rebate taxes (property tax,
sales tax, etc.)

• Lower financing costs
∙ Provide low/no-interest loans/bonds
∙ Pay for items that can be considered public
with public funds at low rates

Chester Waterfront Master Plan

• Invest future impacts into the project
∙ Issue bonds to pay for project elements
based on future generation of taxes

The table below shows a variety of the
incentives/tools that have been set up in cities,
counties and states around the U.S. Typically,
the state legislature allows or enables these to
be set up locally. Cities and/or counties (and
often multiple jurisdictions in concert) can then
enact and use these tools. (Please refer to the
Appendix for a full explanation of each of the
programs.)
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Key Partnerships
Local Community Involvement

Government Agencies

Local community involvement inevitably
provides an unparalleled level of support and
commitment.It is in the interest of local entities
for investment – whether commercial or nonprofit – to take place on ‘home turf’.

Government agencies often run grant
programs that are part of their capital budgets.
Undoubtedly, the RADC is well-positioned
to be aware of the available programs and
when the City might be focused on particular
types of programs that the Waterfront could
take advantage of. Street improvement and
extension projects might look to funding
sources at the State level including agencies
such as PennDOT, the PA DCED, the PA
DCNR, the DVRPC Regional Trail Fund and the
Redevelopment Assistance Capital Program
(RACP) program. Relevant agencies in the
context of Chester include:

Private foundations such as the William
Penn Foundation, Lenfest Foundation, Pew
Foundation, and Philadelphia Foundation
often provide funding for the creation of nonprofit waterfront management groups that can
become great partners in securing grants for
waterfront open space, public amenities and
activities, and programming/activation, once the
initial public spaces are constructed. There are
many successful examples of such partnerships
in southeastern Pennsylvania, southern New
Jersey, and northern Delaware. Local partners
may contribute through a number of different
ways such as funding, volunteer labor, access to
resources, programming and events planning.
They may also choose to share their sponsors
for an initiative. They may include:
• Businesses
• Arts & Cultural organizations
• Nonprofits/Foundations

• City of Chester (CEDA, CRA, Public Safety)
• Delaware County
• Pennsylvania Department of Community &
Economic Development (DCED)
• Economic Development Administration
• Delaware Valley Regional Planning
Commission (DVRPC)
• Department of Environmental Protection’s
Coastal Zone Management Program
• PA Department of Transportation (PennDot)
• Delaware River Port Authority (DRPA)
• PA Department of Conservation & Natural
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Resources (DCNR)

Anchor Institutions/Enterprises
Both institutions and large-scale commercial
enterprises may sponsor particular projects
or programs. They may also find that
having an actual toehold at the Waterfront
is advantageous and, therefore, invest in
buildings or projects that are extensions to
their existing facilities. Examples of local
institutions and enterprises include:
• Crozer-Keystone Health System
• Widener University
• Cheyney University of Pennsylvania
• PECO

Developer & Real Estate Industry
Engagement
It is important to ensure there is ongoing
dialog with the local and regional development
sector. They will likely be monitoring what is
happening at the Waterfront as the near-term
initiatives begin to take root.
• Local developers who are based in the
Philadelphia region and/or have invested in
or around Chester, such as Brandywine and
Pennrose
• Property brokers with a strong understanding
of the regional market, such as CBRE and
JLL
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RADC Mission

The Riverfront Alliance of Delaware County
(RADC) is a consortium of private sector
corporations and non-profit institutions that
have come together to develop and implement
programs and projects that serve as the
catalyst for the physical, economic, and social
development of all Delaware County waterfront
communities.
RADC’s priorities include:

increasing the rate of
homeownership

ensuring public safety

encouraging the economic development of the
region as an exciting place to live, work, and play

In support of these objectives, RADC works
with government, foundations, businesses,
community groups and residents to secure
resources, create partnerships, and coordinate
efforts that revitalize and improve the target
communities.

Stadium, the Chester Riverwalk and the retrofit
of The Wharf office building – that demonstrate
effective long-range planning coupled with
the expertise to make those plans a reality.
The master plan is the next phase in this
transformation of the Waterfront.

Originally formed in 1996 as The Institute
for Economic Development, Inc. (IED), RADC
is a membership organization, comprised of
major employers with significant capital and/
or human resources, and a commitment to the
economic and social well-being of Chester and
surrounding waterfront communities. Member
organizations include the Philadelphia Union,
Widener University, Harrah’s Casino, TD Bank,
and a number of other large employers and
institutions. The Philadelphia Union has a
particular and vested interest in the Waterfront
as both a landowner and occupier of the site.
The existence of the Riverfront Alliance
of Delaware County – and its 23 years
of leadership – is itself one of the most
encouraging aspects of the Chester Waterfront
master planning process. Too often, plans
are formulated by entities without the ability
to implement the recommendations, but the
Alliance and its partners have a track record of
a variety of implemented projects – Subaru Park
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