
40        Philadelphia2035: South District Plan

FOCUS AREA 2 > 
Municipal Complex Area
Fill in the gaps: Improve the pedestrian 
experience through better connections.

ACME

BSL

KEY MAPEY MAPKE

CVS

Columbus 
Square

Police

Fire

Adult  
     Center

Challenges

• Challenging intersections create 
confl icts for pedestrians, cyclists and 
motorists.

• Large parking lot frontages and lack of 
landscape buffers pose challenges to a 
friendly pedestrian environment.

• Outdated municipal buildings need 
upgrades

Opportunities

• Development at key intersections 
will close gaps in the pedestrian 
experience

• Underutilized City facilities offer 
opportunities to function better and 
for new development.

Fleet

Recognizable and 
consistent public realm

Public realm in need of 
improvements for safety 
and aesthetic quality
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The municipal services complex and large format grocery store are 
assets to the surrounding neighborhood, but they have awkward 
relationships to public streets and sidewalks. The auto-centric nature 
of these properties, with deep setbacks, large parking lots, and a lack 
of landscaping create an unwelcoming environment for pedestrians. 
Additionally, this area is out of character with the rest of the inviting, 
low scale, and walkable nature of Passyunk Avenue. 

However, there are few vacant lots or structures, suggesting that 
new development will play a limited role in guiding improvements. 
In many cases, recommendations have to work with structures as 
they are already sited and currently used. Fortunately, a few large 
parcels, including those owned by the city, have ample room for new 
pedestrian connections and friendlier edges which can incorporate 
landscaping, stormwater retention, and more. Additionally, most of 
the future development opportunities in the area are on city-owned 
land. This allows the city to have a role in guiding new development 
that fosters a better pedestrian experience and appropriate scales, 
while also ensuring the retention and augmentation of essential city 
services.
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The commercial node around the Acme grocery store and the municipal block is 
characterized by low vacancy, adjoining dense residential development, and popular public 
destinations such as Columbus Square. It does not lack for activity but with its challenging 
intersections, large expanses of underutilized city land, and large parking lots, it is not 
nearly as welcoming to pedestrians as other portions of Passyunk Avenue to the north and 
to the south. Frontages alongside the large parking areas can also be problematic, with 
no landscape buffers between asphalt parking lots and concrete sidewalks, making for an 
unpleasant pedestrian experience and a lack of stormwater infrastructure. Additionally 
municipal services are not always served well by the current block confi guration which is 
awkward and ineffi cient for the parking, loading, and access needs of the Police and Fire 
Stations.

The city-owned lands create opportunities for new pedestrian connections through the 
over-sized parcels adjacent to the Acme grocery store and numerous municipal services. 
City-owned land also presents some of the few opportunities in the entire South district to 
direct new development to meet the needs of vulnerable populations such as seniors and 
to provide multi-family housing options. 

BSL

KEY MAPEY MAPKE

p p>Municipal Complex Areap p
Existing Conditions

Underutilized Site 
Opportunities - 
Development and Open Space Pedestrian and Bicycle Safety - 

Challenging Intersections

Pedestrian Access - 
Potential Connections

Urban Beautifi cation - 
Frontages to Improve

To Columbus Square
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Confl icts between 
pedestrians, vehicles, 

and bicycles. 
Intersections need 

safety improvements

Opportunities 
for improving 

streetscaping and 
landscape buffers 
to create welcome 

pedestrian environment

Opportunities 
for new uses 

and new 
development

Opportunities 
for improved 
pedestrian 

connectivity

ACME

Fleet 
Services

Police

Fire

Municipal 
access drives 

not well 
confi gured for 
parking and 

loading

Adult 
Services

Columbus Square

Capitolo Playground

Pedestrian Safety - 
Challenging Intersections

Urban Beautifi cation - 
Frontages to Improve

Pedestrian Access - 
Potential Connections

Soft Sites  Opportunities - 
Development and Open Space 

Location of the original 
Moyamensing Prison wall

The Moyamensing Prison, torn down in 1968, once occupied the site of the Acme 
grocery store. Its large size and alignment to Passyunk Avneue has had a profound 
effect on the urban street pattern, infl uencing some of the present day concerns. 
Remains of the original prison wall can still be found, highlighted in red on the map.

Engraving by J.C. Wild, 1838

Focus Area Challenges 
and Opportunities

      Infl uence of the Moyamensing Prison
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Pedestrian Safety - 
Sidewalks and Intersections

Create new pedestrian connections 
and improve crossings with curb 
extensions and signal adjusments

Vehicular Access -
g gParking and Loading Areas

Reduce curb cuts, create 
pedestrian routes through large 
lots and install landscaping where 
feasible

Urban Beautifi cation - 
p p pStreetscapes and Open Space

Install street trees and low planting

Replace impervious hardscapes 
with pervious open spaces

New 
Mixed Use 

Development

New Pervious 
Open Space, 

Use TBD

Columbus 
Square 

redesign

Reed Street

Wharton Street

13
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Columbus Square

>Municipal Complex
Recommendations

Small-scale consistent improvements applied over a large area will have signifi cant impact.
Most of the improvements that would resolve problems with the public realm can be made independently of waiting for new property 
development. These include the creation of new pedestrian connections through city-owned properties and adjusting curb lines and crossings 
at challenging intersections. Additionally, there are opportunities to work with local retailers to install pedestrian pathways and landscaping in 
their parking lots, as well as the possibility of turning over some city-owned property to pervious open space and greenery. Additional plantings 
of street trees to make a consistent canopy would also be desirable. All of these factors together would also enhance the few development 
possibilities in the area, including the potential to create senior housing on City-owned land at the adult center.

Property Development - 
Opportunity Sites

Add new mixed-use residential 
and senior housing

Relocate Fire Station
As noted on the map
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Relocate fi re 
station next to 
police station

New Senior 
Housing

11
th

 S
tre

et

10
th

 S
tre

et

12
th

 S
tre

et

Dickinson StreetDickinson Street

Reed Street

Acme

CVS

Adult 
Center

Police, 
L&I,...

Capitolo Playground

Post

Under CMX-2.5 (site is currently zoned CA-2)

The recommendation of implementing CMX-2.5 zoning will not have 
an impact on existing retail, including the Acme grocery store.

p g gp g

In the long term, if these properties are considered for 
redevelopment, the CMX-2.5 zoning will require rebuilding to the 

g p pg p p

property line at the sidewalk, recreating a consistent street wall 
p g q gp g q g

along Passyunk Avenue. Bringing new development to the sidewalk 
p p y gp y g

will also make these blocks consistent with the welcoming and 
g y g g pg y g g p

walkable nature of Passyunk Avenue to the north and to the south.
gg

Given the large block sizes this manner of redevelopment will still 
yy

allow for a full service grocery store and a large amount of parking,
g pg p

but it will place these uses under and behind mixed-use buildings.
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Redesign block interior to 
accommodate parking and 
stormwater, see pg 44-45

   Long Term Redevelopment Potential CMX-2.5

Grocery StoreParking Garage

Proposed 
Mixed Use 

Development
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>Municipal Complex Recommendations

Reed Street

W
harton Street

Columbus 
Square

11th Stre
et

New Fire 
Station

Police 
Station, L&I, 

and more

New 
Mixed Use 

Development

Renovate for 
residential use

Existing 
Apartments

Open 
Space

12th Street

Existing Off-Street Parking Totals:
Fire           -10 Spaces
Police      - 20 Spaces
PublIc Property Lot - 44 Spaces
Condominiums - 37 Spaces (approximate)

Total:  111 Spaces

(44) 

(32+) 

(10) 

(23) 

(0*) 

*Used by Fleet Services for vehicle repair staging

Existing Block and Parking Availability

Existing Apartments

Fire Dept

Police, L&I, 
and more

Municipal Fleet 
Services

Reed Street

Wharton Street
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Development and Parking Potential

Preserve and memorialize 
Moyamensing Prison wall

100-150 new units;15,000-20,000 square feet of retail; 150-200 parking spaces  (includes structured parking);
43 % of block is open area, 20 % of open area is pervious landscaping

p q pp yHardscapes and inadequate support of city services
The block bound by Wharton, 12th, Reed and 11th 
Streets is currently characterized by large expanses 
of asphalt, awkwardly confi gured vehicular access, a 
lack of greenery, AND essential city services. 
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Current condition

Proposed Changes

Create Pedestrian Pathway to Columbus Square

Renovate for residential 
use and parking

Relocate Fire Station

Create pervious open space and 
generous landscape buffers

nsforming a services block into aTran
ghborhood block with essential services.neig

The relocation of some city services to sites better suited for their needs will free up much 
of the block for new development as well as allowing for a more effi cient confi guration 
that supports essential city services, such as Police and Fire. In particular a well-designed 
neighborhood block will support landscaping, stormwater management,  greater 
pedestrian connectivity, and provide better support for city services, including adequate 
parking and loading as well as a new, larger fi re station. All of these amenities, including 
generous pathways and greenery, will enhance development opportunities for mixed-
use residential construction which will also benefi t from being across the street from 
Columbus Square.
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