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I. Introduction

The US Department of Defense (DOD) declared the Philadelphia Memorial Armed Forces
Reserve Center (AFRC) to be surplus Federal property as part of the 2005 round of the Base
Realignment and Closure (BRAC) program.

Federal BRAC regulations state that the Philadelphia Memorial AFRC, located at 2838-98
Woodhaven Road in the Northeast section of Philadelphia, must be closed on or before
September, 2011.

The Philadelphia City Planning Commission (PCPC) has been designated by DOD and
Philadelphia City Council as the Local Redevelopment Authority (LRA) to help build consensus
around a facility reuse plan that balances citywide and community needs and serves as guide for
environmental analysis and property disposition by the DOD.

The specific responsibilities of the LRA include: public outreach; solicitation of Notices of
Interest (NOIs) from interested parties, including homeless service providers; consideration of
NOls in the preparation of redevelopment plans, and the formulation of redevelopment plans and
homeless assistance submissions for approval by the DOD, the US Department of Housing and
Urban Development (HUD), and other Federal departments that may sponsor public benefit
conveyances, and City Council.

PCPC applied an inclusive community planning process to formulate shared goals and objectives
in support of this Redevelopment Plan for the Philadelphia Memorial AFRC. Community
meetings were held to review redevelopment proposals, and affected communities reviewed and
commented on the Draft Reuse Plan at a public workshop on May 21, 2007. The Redevelopment
Plan and an accompanying Homeless Assistance Submission were approved for submission to
DOD and HUD by the Philadelphia City Planning Commission on June 21, 2007.

The Redevelopment Plan provides a framework for building a consensus around a preferred reuse
of the facility. It includes information on existing conditions, a description of community
context, an analysis of reuse submissions, and recommendations.

Goals

In its role as the Local Redevelopment Agency, the Planning Commission has several goals for
the reuse of BRAC sites:

The reuse should be environmentally sound

The reuse should be realistic, feasible, economically and fiscally positive

The reuse should be socially responsible and fitting with the community context

The proposed reuse plan should be compatible with citywide and neighborhood plans
The proposed reuse plan should have broad community support
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1. Existing Conditions
Site Location

The 9-acre Philadelphia Memorial AFRC site is located in the Far Northeast section of
Philadelphia on the south side of Woodhaven Road (between Roosevelt Boulevard/ US Route 1
and Interstate 95). The property is situated in the Normandy community generally bounded by
Woodhaven, Thornton, Comly and Norcom Roads. In addition to the Normandy community
(which will experience the most direct impact of this base closure), the Walton Park
neighborhood is located to the east of Thornton Road and the Parkwood community is on the
northerly side of Woodhaven Road. Significant land users in the area include the Northeast
Philadelphia Airport, the Airport Industrial Park, Byberry Industrial Park and the Benjamin Rush
State Park.

Location Map of the Philadeiphia Memorial AFRC
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Political Jurisdiction

Legislative Districts affected by the base closure include the following:

City Council District 10 - Councilman Brian J. O’Neill

Pennsylvania State Senate 5th District - Michael J. Stack

Pennsylvania House of Representatives District 169 - Dennis M. O'Brien, Speaker of the
House

Pennsylvania House of Representatives District 170 - George T. Kenney, Jr.

U. S. Congress 13th District - Allyson Schwartz

U.S. Congress 8" District — Patrick Murphy

Site Conditions

Development History

The 1910 Bromley atlas shows this site as undeveloped land and the aerial photos from 1960 also
show it as open fields. The U.S. government acquired 13.75 acres from private owners in 1963
and construction of the existing facility was completed in 1966. In 1982, the U. S. Government
sold 4.57 acres to a private buyer.

I e

AFRC entrance viewed from Woodhaven Road

Vehicle maintenance area
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Building Condition

Today the buildings are in good condition and include a 80,000 square-foot training building, a
9,000 square-foot maintenance shop, a storage shed, and 3 large surface parking areas. Existing
buildings are steel framed structures with masonry walls and brick veneer.

Existing Land Use

The Philadelphia Memorial AFRC
primarily functions as an
. administrative, logistical, and
I educational facility, with limited

maintenance of military vehicles.
Employees include 21 Army
personnel (15 full-time and 6 part
time) and 20 full-time Marine
personnel. The Army conducts
one weekend-long training per
month with between 60 to 100
participants. The Marines hold
one weekend-long training per
month with 200 participants, plus
an annual 2-week training for 200
personnel. Army and Marine
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Surrounding Land Use

To the north: Woodhaven Expressway/ Route 63

To the east: Undeveloped and wooded land, part of the airport clear zone for Northeast
Philadelphia Airport. Land ownership: City of Philadelphia

To the south and west: private homes (part of the Normandy neighborhood)

Environmental Assessment

The U. S. Department of Defense and the Army Corp of Engineers have submitted copies of
environmental assessments of the AFRC. The final “environmental condition of property report”
was completed in March 2007 and submitted to the LRA in April 2007.

Summary of findings: the existing facility does not pose an environmental threat to the
community (e.g., leaking underground storage tanks, storage of hazardous materials, etc.) and
there are no existing environmental risks from the surrounding area and built environment (e.g.,
flood plain, wetlands, hazardous facilities, etc.) that pose a threat to the facility. Also, the
existing use does not violate any National Environmental Policy Act regulations.
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Although the report does not show any major environmental hazards, some issues in the report
should be noted. Asbestos-containing materials (ACM) exist in the ductwork and kitchen tiles,
and these materials are exposed in some areas. Oil contaminated soil was identified at the
southern portion of the site. Some areas of the facility have suspected lead-base painted surfaces
that were chipped and peeling. The pavement in the parking lot has multiple cracks, and
handicap access to the facility does not comply with State and local ADA requirements.

Based on all available information, the Planning Commission believes there are environmental
conditions that warrant remedial action prior to renovation or reuse. However remedial action
will not be a significant constraint because the buildings are in generally good condition.

Zoning

The property is “R-2 Residential,” a zoning classification that permits low density single-family
homes. Some residential-related uses (such as professional office, place of worship and day care
under certain conditions) are also permitted in the R-2 zoning district. The minimum residential
lot area is 5,000 square feet. The Normandy neighborhood has the same R-2 zoning, with the
exception of a recreational zone at the southeast corner (see existing zoning map). Considering
the submissions that have been received for redevelopment of 2838-98 Woodhaven Road (see
pages 10 and 11), it is clear that the new use will require a special zoning approval. This would
involve a zoning change ordinance from City Council, or a public hearing (zoning variance or
certificate) before the Philadelphia Zoning Board of Adjustment.

| zoNING: 2838 Woodhaven Rd. -

i e E : g - g By tosw B Updated to August 2006
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Vehicular Access and Public Transit

The AFRC site located at 2838-98 Woodhaven Road suffers from constrained access. The only
street frontage for the AFRC facility is a section of Woodhaven Road that functions as a one-way
feeder road running parallel to Woodhaven Expressway, a high-speed limited access highway.
There is no direct access to the site from westbound Woodhaven Road. Site access is provided by
3 curb-cuts. Two of the curb cuts are located off of the Woodhaven access road at the front of the
site. The third curb-cut at Joseph Kelly Terrace is rarely used by the military. This access point
is closed with a gate. A deed restriction stipulates the Philadelphia Memorial AFRC as a
permitted user of Joseph Kelly Terrace. In recent decades the only full time access to the AFRC
facility has been from the Woodhaven Road feeder road. Driving to the site involves traveling on
residential streets such as Norcom
Road, a quiet tree-lined street
designed as a tertiary street for
low-density single-family
detached homes. Considering the
current and potential usage of the
AFRC site, it is clear that
vehicular access is severely
constrained due to the existing
street pattern and the closure of
Joseph Kelly Terrace.

P e
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A new roadway would enhance
access to the site. One potential
route would extend out from the
AFRC site in an easterly
direction, crossing the airport
clear zone to a new intersection
with Thornton Road. The City’s
Division of Aviation as well as
the Federal Aviation
Administration will need to
approve any construction on this
publicly-owned property.

The AFRC site is serviced by
SEPTA public transit bus on
routes #1 and #67 that run along
Comly Road which is located on
the southerly edge of the
Normandy neighborhood.
However walking from the bus stop to the base entrance is not a direct route; it involves a walk
of six blocks to arrive at 2838-98 Woodhaven Road.

Bus routes serving the AFRC site

I11. Community Context

For purposes of describing the surrounding community, a broader neighborhood study area was
established (see map). It is generally bounded by Comly Road on the south, Poquessing Creek on
the north, Townsend and Byberry Roads on the east and the Short Line railroad to the west; and
conforms to Census Tracts 361, 363.02 and 364.
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The total population of this study area is 8,069, according to the 2000 Census. The residential
area has remained stable over a long period. Less than 5% of residents are below the poverty
level. Normandy is a commuter community with residents generally working in professional or
white-collar jobs. The annual median family income of the area is $58,343, compared to $37,036
for Philadelphia as a whole.

This area of Northeast Philadelphia was completely built-out with low-density single-family
detached residential subdivisions during the 1940’s, 50’s and 1960’s. There are currently 2,983
total housing units in the base study area of which only 7 housing units were built prior to 1940.
Ninety-four percent of all housing units are occupied, over 70 percent are owner occupied. The
median sales price of single family homes in 2005 was $193,000. There has been very little
residential construction in

the area in recent years. Woodhaven Road Base Study Area

Major highways, industrial
parks and the airport create G, &

strong boundaries that %"ﬂ» 4 e
isolate the residential % QUILADELP,
sections of the study area

from other communities in

Northeast Philadelphia.
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The Normandy residential community is affluent and stable. The neighborhood is almost
completely built-out to existing zoning allowances, so there is not much opportunity for new as-
of-right development. There are excellent playgrounds and parks that complement the large front
lawns and private back yards that characterize the Normandy community.

Property values are rising and residency is long term. Development nearby includes a major
addition and facelift to the Parkwood Shopping Center. Final plans for the Benjamin Rush State
Park are being reviewed, and plans to extend Woodhaven Expressway to the west are being
discussed in a lengthy process that involves communities in Montgomery County.
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The 2006 aerial photo shows the single-family detached homes of the Normandy community and the
AFRC site, both located to the south a major highway (Woodhaven Expressway). Comly Road is the
southern boundary of the Normandy neighborhood. U.S. Route 1 / Roosevelt Boulevard can be seen at
the far upper left corner of the photo. Industrial parks and airport lands are seen in surrounding areas.

Prior Community Conflicts Regarding the AFRC Facility

Over the years there have been land use tensions between the base and the adjacent community.
For example, whenever a caravan of military vehicles would enter and leave the site via the
Joseph Kelly Terrace, the community would complain about noise and traffic congestion. In
addition, community members filed noise complaints when maintenance of military vehicles and
equipment was taking place in a busy and intensive fashion. Due to the efforts of community and
elected leaders and with the

cooperation of the military,
complaints have been reduced
and there has been a peaceful
co-existence between the base
and the next-door neighbors
for several years. Community
members regard the current
base activity as having fairly
low traffic impacts and no
deleterious odors. The
community recognizes that
the AFRC provides
employment for area
residents.

Gate separating Joseph Kelly Terrace from the AFRC property
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Homes adjacent to rear property line of the AFRC property

Community Outreach - BRAC Process

A public workshop and tour of the facility was held on September 12, 2006. Many community
leaders and elected officials attended as well as DOD, HUD and interested parties from private
residential developers, homeless shelter providers and local universities. City planners provided
site plans and answered many questions to help everyone consider reuse potential, opportunities
and constraints. As a follow-up, community planners from the Philadelphia City Planning
Commission attended Normandy Civic Association meetings on October 11, 2006, January 9,
2007 and March 14, 2007 to explain the BRAC process and timetable and to discuss
redevelopment options. There have also been Planning Advisory Committee meetings (January
26 and April 11, 2007) held by the LRA to inform the panel of the progress and to assure
procedural compliance. Additionally there was a public hearing and workshop held on May 21,
2007.

Community Concerns and Comments
Based on initial stakeholder input, the Community will suffer minor negative economic impact
from the loss of the base and the 40 full-time employees that support the local economy.

However, there is consensus that this facility is not essential for the economic vitality of the
community.
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The Normandy community
places a high value on their
existing quiet nature and
stability. They believe these
features contribute to the above-
average real estate property
values. Local civic leaders have
expressed opposition to
potential reuse plans that would
involve industrial and

Discussion following the public meeting of May 21, 2007 commercial use and any reuse

alternative that would cause a

disruption to the quiet residential fabric of the community. Most importantly, the community is
adamantly opposed to increases in traffic coming through their neighborhood. However,
community leaders have indicated that they would support a reuse similar to the facility that is
closing.

IV. Submissions

Two submissions were received from interested developers. The prospective developers are (1)
the School District of Philadelphia (proposing a new high school), and (2) the City of
Philadelphia Department of Public Property (proposing a Police Department and Emergency
Management facility).

School District of Philadelphia

The School District proposes to reuse the Training Building for a "Special Admission™ high
school on the site. It would serve up to 500 qualifying students from across the City of
Philadelphia. The school would offer 3 training programs, such as:

o Building and Construction

¢ Information and Communication Services

o Life Sciences and Health Care
The school proposal would involve a building addition of approximately 50,000 square feet,
bringing total square footage to 120,000 square feet.

The Maintenance Shop building would be utilized as a School District Police operations facility
and the storage building would house additional police equipment. The parking area by the shop
will be used for School District police vehicles. From this site, School District police personnel
will be able to service and patrol the schools in the North, Northeast, Northwest and East
Regions.

At the Normandy Civic meeting of March 14, 2007, representatives from the School District
explained to the residents that school buses do not serve high school students and many students
may be walking through Normandy between the SEPTA bus stops and the new school at 2838-98
Woodhaven Road.

Analysis of School District Proposal
School uses are generally appropriate and compatible in relation to a residential community.

However, as detailed earlier, vehicular and transit access are problematic. The new 50,000
square-foot school building addition would be located in close proximity to the rear lot lines of
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several houses. The Normandy community has expressed opposition to a school reuse during
neighborhood meetings. This use would require a public hearing before the Zoning Board of
Adjustment, and public opposition could have a major impact on the zoning decision.

City of Philadelphia Department of Public Property

Under the City’s proposal, the facility at 2838-98 Woodhaven Road would be reused as a
multipurpose site housing the Police Training Academy, the 911 Training Center, a backup 911
call taking center, an Emergency Operations Center and a backup location for operations of
essential municipal services.

At community meetings, Police Department representatives stated that training would be
conducted indoors. The only external change to the facility would be adding more lighting and
alarms. The police indicated that they would study the possibility of building an additional road
onto the site so that traffic could use a route other than Norcom Road and Joseph Kelly Terrace.

Analysis of the City of Philadelphia Proposal

Under this scenario there will be minor vehicular and pedestrian traffic impact on the adjacent
community. At the Steering Committee meeting, the Police Department was the only potential
user proposing a new access road coming off of Thornton Road.

This proposal is appropriate in relation to this residential community but would still require a
zoning hearing. This application would likely receive community support at the public Zoning
Board of Adjustment hearing.

V. Recommendations
Land Use

The Philadelphia City Planning Commission, as the Local Redevelopment Authority, is
recommending the City of Philadelphia police training and emergency management facility as the
preferred reuse for several reasons:

o Feasibility: The City of Philadelphia proposal is physically and financially feasible.

e Stronger Notice of Interest (NOI): The City of Philadelphia’s Notice of Interest was a
more complete and detailed response to the PCPC/LRA request for NOIs. PCPC/LRA
staff rated each submittal on the basis overall strength as well specific responses about
organizational profile, proposed program, necessary buildings, organizational capacity,
and financial plan. Out of twenty possible points, the City’s NOI received 17.29 points
and the School District’s NOI received 14.00 points.

e Lower Impact on Adjacent Land Use: Classroom-based Police Training and back-up
Emergency Management activities would have less of a visual and noise impact on the
site’s adjacent, low-density residential land use. The City’s proposed reuses are similar
to AFRC activities to which the Normandy neighborhood is already accustomed. The
proposed training and emergency management activities would typically have a lower
intensity and frequency of use than a 500-student high school. The City’s intention to use
only the existing building avoids the placement of an additional 50,000 square foot
school structure closer to residential properties.

e Better Balance Between Transportation Needs and Access: The transportation needs
of the adult staff, trainees, and visitors to a Police Training/Emergency Management
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facility would appear to be adequately met by the expected use of private automobiles
and possible shuttle vehicles. Cars and shuttles would use a combination of existing
roads and a new access road being explored by the City of Philadelphia. In contrast, a
500-student high school that draws children from around the City would be expected to
have a significant number of students who would not be well-served due to poor
pedestrian and transit access to the site.

e Community Support: The Normandy Civic Association sponsored meetings at which
representatives of both the City of Philadelphia and the School District of Philadelphia
presented their proposals. PCPC/LRA staff attending these meetings reported that this
immediately adjacent community expressed a strong preference for the site to be reused
by the Police Training/Emergency Management facility. This community preference is
especially relevant to the need for local support of a zoning change or variance to enable
reuse of the site.

Access

Traffic impacts on the Normandy neighborhood should be minimized. Police personnel are
exploring the opportunity to obtain a right-of-way from the Northeast Philadelphia Airport to
build a second public-access road to enter the site from the easterly side. The proposal for a new
road is supported by PCPC. The Planning Commission recommends that existing user rights for
Joseph Kelly Terrace should be specified as “emergency-only.” Eventually those access rights
may be stricken entirely from the deed, once the new Thornton Road access road is open.

Landscape, greening and streetscape

The site has an excessive amount of paved area. Larger green buffers should be established
wherever possible, adjacent to neighboring homes. Increasing the tree canopy is recommended.
The new user should install trees and other landscape enhancements consistent with the
operational requirements of the user. Parking lots should have ample landscaping, walkways,
buffers and lighting. Fencing along Woodhaven Road should not be chain link fence; improved
fencing is recommended. A public sidewalk should be installed along Woodhaven Road and it
should extend to Thornton Road allowing for better pedestrian connections to nearby bus stops.

Environmental

The future operator of the AFRC facility will need to work out agreements with the DOD to
ensure that all existing environmental conditions that require remedial action are fully addressed
prior to the reuse of the facility. Furthermore, the use of environmentally-friendly building
materials and sustainable design features such as pervious parking surfaces, green roofs, solar
panels and storm water management options (e.g., perforated pipe) are strongly encouraged by
the Planning Commission.

Community Relations

The new user should meet regularly with the Normandy and Walton Park community groups to
address neighborhood concerns on an ongoing basis.

Illustrative Site Plan

The Illustrative Site Plan is a conceptual plan showing Planning Commission recommendations
for landscaping, tree cover, buffers, access and sidewalks (see pages 13 and 14).
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lllustrative Site Plan (close-up view)
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