
PUBLIC MEETING 7.26. 18
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How was this process 
designed?
• Include many perspectives, including 

residents, business owners and outside 
experts

• Get ALL the history on the table
• Get ALL the problems on the table
• Analyze the problems and their effects on the 

sites and on the neighborhood
• Develop a list of recommended uses and a 

vision for the sites

3



WHAT IS THIS PLAN FOR?
• This is a land use feasibility and vision plan. It is the 

first step in determining the future of publicly owned, 
vacant sites in Eastwick.
• Our task – A feasibility analysis looking at:
− What can the market support?
− What are the environmental constraints?
− What are the community’s goals?

• The final deliverable is a research document so that 
the City with the community can make thoughtful 
decisions in public land development moving forward.
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WHAT IS it not FOR?
• Selecting future owners of the land
• Selecting developers
• Selecting particular development proposals
• Drawing site specific plans that may or may not get 

built
• Addressing neighborhood concerns outside of these 

parcels (for example, the sinking homes)
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The planning process
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In addition to 42 interviews:

170 residents
have participated in this 
planning process to date
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3 roundtables
These were designed as a collaborative learning process to 
engage diverse stakeholders, identify key issues from both current 
and historical neighborhood conditions and personal experience 
with the sites.  
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So what are we trying to accomplish? 
In the community’s words…

Proposals for future development in Eastwick should:

>  Honor Eastwick’s rich and complex history

>  Involve the community and respect its neighbors 

>  Cultivate a safe, stable, and healthy neighborhood

>  Work to heal the environment (and not make any of the issues worse)

>  Celebrate Eastwick’s natural setting

>  Provide sustainable access to opportunity and nurture our youth

>  Build community ties and foster diversity
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This map summarizes 
the top land use 
choices for each of 
the zones, hatching 
indicates ‘ties’
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Public meeting 2 – penrose elementary September 27

The second public meeting was a review of 
the team’s understanding of how flooding 
occurs in the area and what was learned 
during the roundtable discussions. Residents 
were then asked whether or not they agreed 
or disagreed with the top land use choices for 
the different zones from the final roundtable, 
and to explain why they felt that way. 
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We asked if you agree or disagree with the uses suggested below

34% AGREE
24% Keep open
10% flood mitigation
29% disagree: blank
2% different use

33% AGREE
18% keep open
20% flood mitigation
28% disagree: blank
3% different use

29% AGREE
20% keep open
22% flood mitigation
22% disagree: blank
2% different use

36% AGREE
21% keep open
17% flood mitigation
19% disagree: blank
0% different use

27% AGREE
12% keep open
12% flood mitigation
32% disagree: blank
15% different use

(Percentage of residents who participated in the exercise - 43 in all)

There was alignment between our market experts and roundtable input on these uses, do you agree with this potential use? 

One in three of all participants mentioned flooding In at least one of their 
reasons for disagreeing

One in five mentioned flooding in their disagreement to every single zone
“fix current flooding” “do not develop with buildings, do flood abatement work”

“flood mitigation only”

Why all the disagreement? 
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Developing in a 100 year floodplain: 
balance cut and fill 
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Developing in a 100 year floodplain: 
balance cut and fill 



New development must also adhere to 
PWD regulations 

FLOOD CONTROL: A development project must meet or 
reduce peak rates of water runoff from what exists today. 

STORMWATER: Onsite management of the first 1.5 inches 
of runoff from impervious surfaces
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The Vision: “A Village in the City”

Eastwick has the soul of a village.  People love the 
proximity to nature, and the quiet, pastoral setting.  

Eastwick lacks the organization of a village -- it has no 
Main Street, with a set of inviting shops that serve as a 

gathering places and crossroads.  Becoming a real 
village involves enhancing both of those parts: 

enhancing the connection to nature and developing a 
‘Main Street’ that brings together civic, commercial 

and cultural life. Finally, becoming a “village in the city” 
means solving the numerous disconnections -- within 
the neighborhood and between the neighborhood and 

the rest of the city -- that would make it easy to 
navigate, hospitable and charming.
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Existing conditions
• 87.8 acres in the 100 year 

floodplain
• 23 acres in the 500 year floodplain
• 1.7 acres wetlands
• Flooding comes down 86th Street 

to the wetlands, as well as from the 
Heinz Refuge 

• Infrastructure (sewer and water) 
from previous plans still exists and 
likely cannot be buried

Community ideas:
• Residents were open to 

development around the edges of 
the site

• Open Space to mitigate potential 
flooding. 
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Design approach: 
• Sensible infill housing in area outside 

of the 100 year flood plain
• Sustainable building techniques and a 

levee behind the buildings likely 
required

Community Benefits: 
• Local employment opportunity
• Connect fractured streets
• Address illegal dumping
• Provides an opportunity for a 

community green space (garden, etc)

23



Potential uses: 
• Residential Infill on the 500 year 

floodplain -74 - 150 unit twin houses
• No Development – Open space
• Light Industrial Development along 

the rail – 250k sf - 500k sf

Concept only- actual development proposal depends on selected developer 
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Existing conditions
• 2.6 out of 6.25 acres is in the 500 

year floodplain
• Currently acts as protection from 

Cobbs Creek floodway 
• Though not surveyed, has high 

quality upland forest species 
according to local 
environmentalists

Community ideas:
• Serve as a gateway to the Heinz
• Senior Apartments (since it’s 

outside of the floodplain)
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Design approach: 
• Buildings should activate the street 

corner
• Parking should be placed in the 

back, a single curb cut should 
intersect with the forthcoming 
Cobbs Creek trail alignment

• Limit disturbance of the Heinz 
Refuge as much as possible

Community Benefits: 
• Incentivize improvements to 84th 

and Lindbergh intersection
• Provide affordable housing option 

for seniors
• Activate underutilized street 

frontage
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Concept only- actual development proposal depends on selected developer 

Potential uses: 
• No Development – Gateway to the Heinz
• Affordable senior housing 60-120 units
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SITE OWNERSHIP
• Split ownership between PRA and 

the School District of Philadelphia
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Existing conditions
• Mostly within the 100 year 

floodplain (except for Comm. Tech)
• Contains areas that are at or below 

sea level
• Likely contains wetland areas but 

has not been surveyed

Community ideas:
• Job Training facility
• Community meeting space
• Maintain playing fields
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PEPPER MIDDLE SCHOOL
Year Built: 1971
Vacant Since: June 2013
Gross Building Area: 200,000 sf excluding partially finished 
basement area
Renovation Cost*: $19m ($95 per sf)*
Condition**: “The property is in a state of serious disrepair. 
While built in 1971 the property’s effective age is much older, 
and in our opinion, it is at the end of its economic life.”

COMMUNICATIONS TECHNOLOGY
Year Built: 1926 (on the National Register of Historic Places)
Vacant Since: June 2013
Gross Building Area: 66,937 sf
Estimated Deferred Maintenance Cost**: $600,000
Condition**: “Despite being vacant for a number of years, the property is 
in relatively good condition.”

Condition of THE SCHOOLS

*Source: School District Estimate
**Source:  May 2015 appraisal, based on 2013 inspection
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Design approach: 
• Reuse the historic CommTech

building as a community center, 
workforce/skills training for youth 
and adults, or affordable housing

• Relocate recreation fields to 
centralize community resources

Community Benefits: 
• Bring together civic, commercial 

and cultural life
• Opportunity for a community hub
• Meeting space
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Design approach: 
• Reconnect Lyons Ave to 84th Street

Community Benefits: 
• Bridge the neighborhood divide

NOTE: 
This study recommends demolition of the 
Pepper School given its state of disrepair, 
cost to maintain, and location in the 
floodplain. However, proposals to 
rehabilitate the structure will be considered 
provided they demonstrate financing of 
capital and ongoing maintenance costs, and 
do not worsen the flood risk in the 
neighborhood any further.  
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Design approach: 
• Align buildings along the street to 

activate frontage and increase 
neighborhood walkability

• Proposed building footprint not to 
exceed the existing Pepper School 
building

Community Benefits: 
• Bring together civic, commercial 

and cultural life
• Connect sub-neighborhoods
• Activate 84th street
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Design approach: 
• Work with community to utilize the 

open space for stormwater 
infiltration and recreation uses.

Community Benefits: 
• Bring together civic, commercial 

and cultural life
• Connect fractured sub-

neighborhoods
• Activate 84th street
• Opportunity for a community hub
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Potential use: 
• Commercial/Office with ground 

floor retail amenities 
• Apartments with ground floor retail 

amenities 
• Hotel
• Community centered institutional 

or educational reuse

Concept only- actual development proposal depends on selected developer 
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What do we mean by main street?



Next steps
• 90-DAY Public comment 

period
View presentation:  www.tinyurl.com/eastwickpublicland
Send comments:     ashley@interface-studio.com

• DRAFT feasibility study

• Final Feasibility Study
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The long road ahead
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Questions for developers
Why do you want to locate in Eastwick?
What do you know about Eastwick? 
How many acres do  you need? How big is your footprint?
How much space do you need? 
Where do you want it to land in Eastwick?
What is your timeline?

How will this development enhance our neighborhood? 
How is what you want to develop going to interact with Eastwick and its residents?
Explain in detail how your proposed project will enhance my property value and my quality of life? 
What is your social commitment to this community? How will you ensure that community amenities are a component 
of the development? 
Will you provide resources for seniors?
What is the community impact, socially, economically, ecologically? How does it address the needs and deficiencies 
in the neighborhood?
How might your development affect noise in the neighborhood? *we love how quiet it is*
If residential, will it be homeowner or renter? 

Will you provide jobs? 
Will the jobs created be recruited from our community? How?
Will you provide training and certification opportunities? 

Eastwick has very real environmental challenges. How will your project help to ameliorate them? 
How will your project impact local flooding?
Will you provide open space? Will everyone have access?
What will you do to add/improve safe healthy recreational activities for families in Eastwick? How?
How do you mitigate the environmental impact of your development? 
How would development control for flooding?
How will you manage the stormwater? 
How might your development be able to address dumping? 

What will you do to reduce barriers in our community?
How will your project impact the community connectivity, such as traffic volume and flow and pedestrian access? 
Does it have enough parking? 
How might your development slow traffic?
How might your development stop drag racing? 

General: 

Community 
Benefits: 

Providing 
Opportunity:

Environmental 
Impact: 

Connectivity: 
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The rfp process
1. RFP Posted with evaluation criteria and scoring sheet attached.
2. Pre-bid meeting (open to public).
3. List of all interested parties posted publicly on PRA’s website.
4. Multi-agency review committee scores proposals and makes preliminary selection.
5. Proposal posted on PRA’s website for public comment period.
6. Developer due diligence, including working with community-based organizations.
7. PRA review and approval of plans, budgets, and financing.
8. Execution of Redevelopment Agreement by developer.
9. Presentation to Planning Commission for approval (open to public).
10. Presentation to PRA Board for developer selection (open to public).
11. City Council Resolution hearings for approval (open to public).
12. Execution of Redevelopment Agreement by PRA.
13. Settlement and transfer of title to developer.
14. Pre-construction conference.
15. Construction period.
16. Review of completed development to determine compliance with Redevelopment Agreement.
17. Issuance of Certificate of Completion.
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