
iEXECUTIVE SUMMARY



i AN INDUSTRIAL MARKET & LAND USE STRATEGY FOR THE CITY OF PHILADELPHIA

TABLE OF CONTENTS
EXECUTIVE SUMMARY....................................................................................................................................
1  THE CURRENT STATE OF THE PHILADELPHIA INDUSTRIAL SECTOR..................................................................
2  INDUSTRIAL MARKET DEMAND:  THE FUTURE OF INDUSTRY IN PHILADELPHIA................................................
3  INDUSTRIAL LAND SUPPLY:  LAND USE AND REAL ESTATE............................................................................. 
4  RECOMMENDATIONS:  ENSURING PHILADELPHIA’S INDUSTRIAL FUTURE.....................................................

7
1

17
57

iv

AN INDUSTRIAL MARKET AND LAND USE STRATEGY FOR THE CITY OF PHILADELPHIA
SEPTEMBER 2010

PREPARED FOR
PHILADELPHIA INDUSTRIAL DEVELOPMENT CORPORATION

IN COLLABORATION WITH 
PHILADELPHIA CITY PLANNING COMMISSION
PHILADELPHIA DEPARTMENT OF COMMERCE



iiEXECUTIVE SUMMARY

LIST OF FIGURES
Figure 1: Industrial Employment by Subsector             3
Figure 2: Educational Attainment by Industry, Employed civilian workforce         4
Figure 3: Comp of 2007 Employment and Average Wages           4
Figure 4: Total Impacts from existing Industrial Jobs Philadelphia          5
Figure 5: Comparison of Total Economic Impacts- Industrial Sector and other Key Sectors       5
Figure 6: Summary of Industrial and Total Private Annual Taxes          6
Figure 7: Total Estimated Major Taxes Impact by Sector & Per Worker Estimated Major Taxes Impact      6
Figure 8: Target Clusters:  Location Quotient & Industrial Opportunity          11
Figure 9: Twenty Year Land Demand              16
Figure 10: Summary of Industrial / Flex Market, Total Inventory by Size of Building & Buildings Over 100,000 SF By Year Built  20
Figure 11: Philadelphia Highway Infrastructure                23
Figure 12: Philadelphia Rail Infrastructure                24
Figure 13: Surveyed Philadelphia Industrial Districts            27
Figure 14: Industrial Area Characteristics             28

0
1
2
4
5
6
8
9
0
2
3
5
7
8
9

Figure 30: Philadelphia’s Large Industrial Parcels            50
Figure 31: Industrial Land Supply:  Levels 1-3             52
Figure 32: Industrial Land Supply:  Level 4             54
Figure 33: Market Pressures on Philadelphia’s Industrial Districts and Corridors        56
Figure 34: Proposed Industrial Zoning              61
Figure 35: Land Use Policy Areas              63
Figure 36: Port Richmond Site Concept Plan and Economic& Fiscal Impacts         70
Figure 37: Lower Schuylkill Sites Concept Plan             72

3



iii AN INDUSTRIAL MARKET & LAND USE STRATEGY FOR THE CITY OF PHILADELPHIA

ACKNOWLEDGMENTS
ADVISORY COMMITTEE

PROJECT TEAM

SPECIAL THANKS TO...

CONSULTANT TEAM
INTERFACE STUDIO

AECOM ECONOMICS

 

Adam Kamins

CH PLANNING

DMJM HARRIS



ivEXECUTIVE SUMMARY

industrial land use in Philadelphia. To this end, the Philadelphia Industrial Development Corporation, with 

INTRODUCTION
EXECUTIVE SUMMARY

AKER SHIPBUILDING, NAVY YARD
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AERIAL VIEW OF THE NAVY YARD       
SOURCE: PICTOMETRY INTERNATIONAL 2009 AND CITY OF PHILADELPHIA 
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MODERN INDUSTRY DEFINED - PRODUCTION, DISTRIBUTION AND REPAIR

industry describes a range of activities centered on the production, distribution, and repair of goods and 
materials.

PHILADELPHIA’S VIBRANT INDUSTRIAL ECONOMY

 20 percent of 
the City’s total employment

workers. The average wage in the sector is more than $50,000,

 more than $322 million to the City’s coffers 

THE CURRENT STATE OF THE 
PHILADELPHIA INDUSTRIAL 
SECTOR 

INTERIOR OF TJ MAXX DISTRIBUTION CENTER, NORTHEAST
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AERIAL VIEW OF EASTWICK A INDUSTRIAL PARK IN SOUTHWEST PHILADELPHIA    
SOURCE: PICTOMETRY INTERNATIONAL 2009, THE CITY OF PHILADELPHIA 



viiiEXECUTIVE SUMMARY

THE FOUNDATIONS & CHALLENGES 
OF THE INDUSTRIAL SECTOR

Today, Philadelphia’s industrial advantages and 

>
  industrial employment
>

>
  Northeastern megaregion with regional    

>

>

 industrial users 
> 
   skilled industrial positions
> 
    skills
> 

MARKET OPPORTUNITIES FOR 
FUTURE INDUSTRIAL GROWTH

INDUSTRIAL MARKET DEMAND: 
THE FUTURE OF INDUSTRY IN 
PHILADELPHIA 

engines for industrial employment in Philadelphia, 
Initiative for a Competitive Inner City (ICIC) analyzed 

with the greatest opportunities for retention 

 
TRADITIONAL MANUFACTURING 

ADVANCED MANUFACTURING

TRANSPORTATION
Transportation and Wholesale

of industrial employment in Philadelphia.  If the 
City of Philadelphia develops and implements a 

With a focused strategy, Philadelphia has an opportunity to add 22,000 
industrial jobs over the next 20 years

TASTY BAKING, THE NAVY YARD
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AERIAL VIEW OF FORMER BUDD COMPANY COMPLEX IN HUNTING PARK WEST        
SOURCE: PICTOMETRY INTERNATIONAL 2009, THE CITY OF PHILADELPHIA 
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INDUSTRIAL LAND SUPPLY: 
LAND USE & REAL ESTATE

HISTORIC PERSPECTIVE OF LAND & 
REAL ESTATE
In the late 1800’s and the early 20th Century, 

sparked the development of dense residential 

transported off site via the rail siding alongside the 

Philadelphia’s current inventory of industrially-zoned land suitable for future 
development is limited and constrained – Philadelphia has only 2,445 acres, a 

and buildings, land available on the marketplace, and underutilized land.

and employee parking. The growing demand for 

Corporation (PIDC) was formed to slow the 

PIDC transformed undeveloped land around the 

ATWATER KENT RADIO FACTORY, 1925, HUNTING PARK WEST
SOURCE:  LIBRARY OF CONGRESSSOURCE:  PHILADELPHIA YEAR BOOK, 1917

DISSTON SAW WORKS, 1917, UPPER NORTH DELAWARE
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FLEX

PURPOSE BUILT MANUFACTURING

WAREHOUSE/DISTRIBUTION

LAND AND REAL ESTATE 
REQUIREMENTS OF MODERN
INDUSTRIAL BUSINESSES

FLEX 

PURPOSE BUILT MANUFACTURING

WAREHOUSE/DISTRIBUTION 

> LARGER PARCELS WITH DESIRABLE    
  TOPOGRAPHY

 and stormwater drainage requirements, new   
 industrial development on sites smaller than   

 industrial development.

> INFRASTRUCTURE ACCESS 

 industrial users depend on it far less than   

 rely on proximity to ports and airports,   
 depending on need.

> DISTANCE FROM RESIDENTIAL AREAS

> WORKFORCE ACCESS
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INDUSTRIAL DISTRICTS AND REAL 
ESTATE

representing nearly 21% of the City’s land area. analyzes information from land use and zoning to 

 
HUNTING PARK WEST
INDUSTRIAL LAND ATLAS MAPSPHILADELPHIA’S 15 SURVEYED INDUSTRIAL DISTRICTS
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the International Airport in the Southwest to the far 

uses. However, there are many similarities among 

region.

Philadelphia. The Philadelphia Metropolitan 
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LAND OPPORTUNITIES FOR FUTURE 
INDUSTRIAL EXPANSION
Philadelphia’s inventory of industrial land for future 

existing industrial sites will turn over naturally, as 

for future industrial development exists within 

environmental remediation. Other areas are tied 

the land owner will hold out for the higher values 
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LOOKING WEST ACROSS SUNOCO’S PHILADELPHIA REFINERY IN GRAYS FERRY     
SOURCE: PICTOMETRY INTERNATIONAL 2009 ,THE CITY OF PHILADELPHIA 
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RECOMMENDATIONS:  
PLANNING FOR 
PHILADELPHIA’S 
INDUSTRIAL FUTURE
Three broad areas of recommendations were developed aimed at accomodating 
clean, modern industrial growth in Philadelphia:
  1.  Zoning for Modern Industry 
 2.  Positioning Industrial Land for Investment
 3.  Additional Strategies for Retaining & Expanding Industry

ZONING FOR MODERN INDUSTRY

development. The ongoing work of the Zoning Code 

opportunity to formally rationalize its supply of 

industry.

We propose that the ten industrial zoning 

general industrial, and light industrial. 
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POSITIONING INDUSTRIAL LAND 
FOR INVESTMENT 

INDUSTRIAL PROTECTION AREAS 

> 

> 

> 

INDUSTRIAL INTENSIFICATION AREAS 

improvements and environmental remediation 

TRANSITIONING AREAS 
A portion of Philadelphia’s industrially-zoned land 
is not suitable for continued industrial use. Many 



xviiiEXECUTIVE SUMMARY

owners.

property to the South. The site is one of the largest 

accommodating 2,300 new jobs, $99 million 
annually in payroll, and nearly $10 million annually 
in tax revenue to the City. 

EXISTING
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represents a tremendous opportunity for new 

and University City, Philadelphia International 
Airport, the Navy Yard, and freight rail. While the 
overall area represents tremendous opportunities 

diagram at right, has the potential to support nearly 

 accommodating 3,700 
new jobs, $170 million annually in payroll, and 
nearly $17 million annually in tax revenue to the 
City.

and PIDC at the Navy Yard and in Northeast 

Philadelphia Airport.
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ADDITIONAL STRATEGIES FOR RETAINING AND EXPANDING INDUSTRY

LEVERAGE STRENGTHS FOR ADVANCED MANUFACTURING

CONTINUE SUPPORT OF TRADITIONAL MANUFACTURING

DEVELOP THE WORKFORCE

  

MARKET AND ADVOCATE FOR INDUSTRY

programs.  

PAPPAJOHN WOODWORKING     
SOURCE: DAMON LANDRY/L SQUARED STUDIO 
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1
AERIAL VIEW OF MARSHALLS/TJ MAXX DISTRIBUTION CENTER   
SOURCE: PICTOMETRY INTERNATIONAL 2009, THE CITY OF PHILADELPHIA 
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Navy Yard to helicopter assembly in the Northeast, industrial jobs account for approximately 20 percent of 
the City’s total employment

 The average wage in the sector is more than $50,000,

The industrial sector contributes more than $322 million to the City’s coffers in direct taxes annually, 

MODERN INDUSTRY DEFINED – PRODUCTION, DISTRIBUTION, AND REPAIR

of industry describes a range of activities centered on the production, distribution, and repair of goods and 
materials. Several other cities that have completed similar studies have used the term “PDR” – production, 

THE CURRENT STATE OF THE 
PHILADELPHIA INDUSTRIAL 
SECTOR 



3 AN INDUSTRIAL MARKET & LAND USE STRATEGY FOR THE CITY OF PHILADELPHIA

INDUSTRIAL EMPLOYMENT  & WAGES
The industrial sector accounts for 104,300 jobs, 
approximately 20 percent of Philadelphia’s total 

singularly dominates Philadelphia’s industrial 

7,591 jobs, the sector’s largest subset, due primarily 
to employment relating to Philadelphia International 

jobs, driven by construction and rehabilitation 

and of durable goods, accounting for 7,163 and 

Boulevard in Northeast Philadelphia and those 
coffee roasting at La Colombe Torrefaction’s facility 

As mentioned, manufacturing is considered one 
segment of a broader industrial sector; today, 

the diversity of the sector, industrial jobs employ a 

range of employment opportunities requires a 

Industrial Employment by SubsectorFigure 1: 
Source: ICIC
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A ROUTE TO ECONOMIC MOBILITY
A large portion of the city’s population experiences 

have college degrees, placing Philadelphia 92nd 
of the country’s 100 largest cities in educational 

As Figures 2 and 3 demonstrate, across the 
United States the industrial sector is a strong 

educational attainment levels – and is one of the 

transportation, communication, public utilities, and 

Philadelphians, industrial jobs are a path to 

Figure 2: 

Figure 3: 
Source: RIMS II Calculations by Economics Research Associates

Source: Source: US Census Bureau 2002; Economics Research Associates
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THE INDUSTRIAL SECTOR’S RIPPLE EFFECTS TO THE PHILADELPHIA 
ECONOMY

The RIMS analysis demonstrates that Philadelphia’s 104,300 industrial sector jobs generate approximately 

Total Impacts from existing Industrial Jobs PhiladelphiaFigure 4: 

Figure 5: 
Sector and other Key Sectors

TOTAL IMPACTS FROM EXISTING INDUSTRIAL JOBS
ECONOMIC IMPACT EMPLOYMENT PAYROLL 

(BILLIONS)
ECONOMIC OUTPUT 
(BILLIONS)

Direct Economic Impact 104,300 $5 55 $4 796
Indirect/Induced Economic Impact 61 $1
Total Economic Impact 166,199 $7.450 $64.576

Source: RIMS II Calculations by Economics Research Associates

Source: RIMS II Calculations by Economics Research Associates
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THE FISCAL IMPACT OF THE INDUSTRIAL SECTOR
The industrial sector accounts for over 15 percent of the City of Philadelphia’s tax revenue in the four major 

Note that businesses located in Keystone Opportunity Zones (KOZ) are excluded from the total estimated 

Summary of Industrial and Total Private Annual TaxesFigure 6: 

Total Estimated Major Taxes Impact by Sector & Per Figure 7: 

¹  Business Privilege Tax from FY 2006 (accounts in Keystone   
   Opportunity Zones excluded)     
  
2

3

     
4  Sales taxes not included     
  
5

 
6 

  
7

  

Source: City of Philadelphia Department of Revenue; Board of Revision of Taxes; Economics Research Associates

¹ Business Privilege Tax from FY 2006 (accounts in Keystone Opportunity
   Zones excluded)      

² 
   
³
 
4
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2
SANDMEYER LANE INDUSTRIAL
SOURCE: PICTOMETRY INTERNATIONAL 2009 ,THE CITY OF PHILADELPHIA 
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base, are examined as a foundation for understanding the City’s regional and national competitiveness, as 
If the City of Philadelphia 

develops a focused strategy around traditional manufacturing, advanced manufacturing, and transportation 
and logistics, there is an opportunity to add upwards of 22,000 industrial jobs in Philadelphia over the next 
twenty years.

Several strengths help to support the industrial base, including: 
 >
 >
 >

 >

including: 
 >
 >
 >

A relatively high cost structure >

INDUSTRIAL MARKET DEMAND:
THE FUTURE OF INDUSTRY IN 
PHILADELPHIA
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WORKFORCE 

Philadelphia’s location and transportation system provides an advantage in that businesses can hire from 

Of course, given Philadelphia’s physical layout and its 

The PWIB 
projects that addressing these issues and raising Philadelphia’s educational attainment levels just to the 
state level would generate almost 27,000 more workers, over 32,000 more people actively employed, 5,200 
fewer people unemployed, and a more than $1.8 billion (or 10.5%) rise in the City’s wage base. 

condition for secure employment, but moving into an advanced manufacturing environment can require 
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INSTITUTIONAL ASSETS

LOCATION AND CONNECTIONS 
Regionally and nationally, being located in the middle of the Northeast Corridor of the United States is a 

COST STRUCTURE 
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CLUSTER ANALYSIS
Clusters are geographically proximate groups 
of interconnected companies and associated 

producers, service providers, suppliers, universities, 

that provide inputs for the production process and 

development strategy, therefore, focuses not just on 

In order to identify clusters that could serve as 
engines for industrial employment in Philadelphia, 

and the performance of Philadelphia relative to 

to identify clusters that had the greatest economic 

list of eleven target clusters and grouped them as 
one of three types:  

TARGET CLUSTERS:  LOCATION QUOTIENT & INDUSTRIAL OPPORTUNITY

TRADITIONAL MANUFACTURING 
Apparel, Building Fixtures and Equipment, Construction  Housing and Real Estate, Publishing and Printing, 
Metal Fabrication and Processed Food

ADVANCED MANUFACTURING
Biopharmaceuticals, Energy, and Medical Devices; and 

TRANSPORTATION

Target Clusters:  Location Quotient & Industrial Opportunity  Figure 8: 
Source:  ICIC
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TRADITIONAL MANUFACTURING
INCLUDES:  Apparel; Building Fixtures & Equipment; Construction Housing & Real Estate; Metal Fabrication; Publishing & Printing; and Processed Food
OPPORTUNITY:  4,400 

Philadelphia’s strengths in apparel brand management and distribution are complemented by the City’s strengths in fashion and design, the result of Philadelphia 
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TRADITIONAL MANUFACTURING CLUSTERS (CONT’D)



14

ADVANCED MANUFACTURING
INCLUDES: Biopharmaceutical; Energy; and Medical Devices
OPPORTUNITY:  940
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TRANSPORTATION
INCLUDES:
OPPORTUNITY: 9,757 
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TRANSLATING EMPLOYMENT 
PROJECTIONS INTO LAND DEMAND 
In order to determine the amount of land necessary 
to accommodate projected future industrial 
development, the team estimated building square 

accomplished by: 

Twenty Year Land Demand Figure 9: 
Source:  Interface Studio; ICIC

implements a focused strategy around the Traditional Manufacturing, Advanced Manufacturing, and Transportation cluster groups, there is an opportunity to add 

over the 2009 baseline by building square 

estimates of projected building square footage 
demand, by cluster, for each of the three building 

 

estimate of land required for each cluster to 
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3
TIOGA MARINE TERMINAL
SOURCE: PICTOMETRY INTERNATIONAL 2009 ,THE CITY OF PHILADELPHIA 
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development patterns and a discussion of the real estate and land use conditions required for modern 

INDUSTRIAL LAND SUPPLY: 
LAND USE & REAL ESTATE
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A BRIEF HISTORY OF PHILADELPHIA’S INDUSTRIAL DEVELOPMENT PATTERNS
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CURRENT REAL ESTATE MARKET 
OVERVIEW

space in approximately 2,200 buildings in the City 

ten surrounding counties, has approximately 491 

not only the massive geographic shift in the suburbs 
over the last 40 years, but also reminding us 
that Philadelphia is at the center of a still vibrant 

described, industrial buildings in Philadelphia 
are typically older and smaller than those built in 

the majority of industrial buildings in the region 

300 industrial buildings containing over 100,000 

the requirements of industrial businesses that 

space, easy entry and egress, and abundant loading 

Note:  20% vacancy  in 500,000-plus square foot buildings is misleading due to 
much of the being comprised of functionally obsolete multi-story loft buildings. 
        
  

Summary of INdustrial / Flex Market, Total Inventory Figure 10: 
by Size of Building & Buildings Over 100,000 SF By Year Built.

Source: CoStar Group; Economics Research Associates
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BUILDING TYPES
The real estate market typically categorizes industrial properties into one of three 

COMPETITIVE SITES FOR MODERN INDUSTRY 

Factors that may drive other real estate decisions, such as image or prestige address, play a minimal role in 

REAL ESTATE REQUIREMENTS

industrial facilities have been developed in places such as Japan and Hong Kong, this development model 

VS
GREENFIELD

INFILL
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FLEX BUILDINGS, the most common speculative industrial development, can meet the needs of a variety 
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INFRASTRUCTURE ACCESS

is fundamental since all industrial uses rely, in 

little change in this distribution among the modes of 

does not cross residential areas, may be acceptable 
to users if the site has good physical characteristics 

Road conditions are also important; roads and 

thereby reducing costs and maintaining competitive 

maintain, given that Philadelphia’s climate exposes 

turn of the 20th Century, freight rail service remains 
an important factor for some manufacturing and 
industrial processes, though most industrial users 

often used for manufacturing facilities, particularly 

system represents the second most important mode 
of transporting goods into the region, at 16 percent 

Philadelphia Highway Infrastructure    Source: Interface StudioFigure 11: 
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AIRPORT, PORT AND PIPELINE

near an airport use cargo and passenger services 
regularly and those locating near seaports rely on 

projections for inbound international air value to 

is anticipated that larger ships transporting 

ports and distributing goods to the East Coast via 

expanding existing terminals, deepening channels, 

Finally, due to the region’s prominence in petroleum 

Philadelphia Rail Infrastructure   Source: Interface StudioFigure 12: 
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OTHER REQUIREMENTS
DISTANCE FROM RESIDENTIAL AREAS
Directly adjacent housing represents a constraint for 

important to remember that the nature of industry has 

or 16 hour day, is the primary reason for the land use 

vibration, and outdoor storage areas that increase the 

these factors can hinder business operations and force 
industrial establishments to relocate in response to 

plants prefer locations that are convenient to a deep 

South Delaware public transit map.
Source: Interface Studio LLC, Hoover’s 
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FOOD PROCESSING

Philadelphia Food Processing Cluster Employment: One of a 
series of maps illustrating citywide employment & agglomeration 
patterns.
Source: Interface Studio LLC, Hoover’s 

AGGLOMERATION

sensitive products, such as perishable goods, or to the 

customers, these businesses can share a community 

in R&D may congregate in areas near hospitals or 

professors and doctors, and pools of highly educated and 

supports the development of secondary support and 

the Food Distribution Center, home to many of the 

INCENTIVE ZONES
A number of incentives are available to encourage 

many locations overlap the industrial districts surveyed 

expanding in these areas range from federal, state, and 
local tax credits and exemptions to employment credits 
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PHILADELPHIA’S INDUSTRIAL DISTRICTS 

 

 
HUNTING PARK WEST
INDUSTRIAL LAND ATLAS MAPSSurveyed Philadelphia Industrial Districts         Figure 13: 

Source: Interface Studio
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Industrial Area Characteristics                            Figure 14: 
Source: Interface Studio
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SOUTHWEST

TOTAL AREA:  6,755  ACRES

GRAYS FERRY
SOUTH DELAWARE

SOUTH BY SOUTHWEST 
WATERFRONT
The three most southerly districts – an area 

access “trifecta” of adjacency to the Philadelphia 

cause of an ongoing erosion of historically industrial 

shipbuilding cranes remain clustered here near the 
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DISTRICT SIZE

majority of Philadelphia International Airport

LAND USE

VACANCY

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

RECENT DEVELOPMENTS

677,000 square foot facility on Essington Avenue and 67th 
Street

SOUTHWEST 

Figure 15: 
Southwest Industrial District.  Note:  White space indicates non-
industrial use, including vacancy.                             
Source: Interface Studio
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GRAYS FERRY
DISTRICT SIZE 

LAND USE 

VACANCY 

)

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

built is 1945

RECENT DEVELOPMENTS 

Point, and DuPont has announced the closure of the 
Marshall Labs facility on Grays Ferry and 34th Street

Figure 16: 
Grays Ferry Industrial District.  Note:  White space indicates 
non-industrial use, including vacancy.                             
Source: Interface Studio
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DISTRICT SIZE

LAND USE 

VACANCY

reserved for future port and intermodal expansion)

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

built is 1974

RECENT DEVELOPMENTS

processors, have expanded their facilities

SOUTH DELAWARE

Figure 17: 
South Delaware Industrial District.  Note:  White space indicates 
non-industrial use, including vacancy.                             
Source: Interface Studio
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Just north of Center City Philadelphia lay three 
districts that could be described as Philadelphia’s 

such as equipment repair, construction supply, 

The parcel assembly and acquisition often necessary 
for business expansion can also be problematic 

area has seen much residential and commercial 
redevelopment and interest in recent years, resulting 

scale industrial uses, both in terms of compatibility 

INNER URBAN

AMERICAN STREET
NORTHERN LIBERTIES

CALLOWHILL
TARGET CLUSTER EMPLOYMENT:  3,747  
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CALLOWHILL
DISTRICT SIZE

LAND USE 

VACANCY

industrial)

INDUSTRIAL PARCEL SIZE

BUILDINGS 

built is 1926

RECENT DEVELOPMENTS
FedEx recently shuttered its distribution center on
Spring Garden Street

Figure 18: 
Callowhill Industrial District.  Note:  White space indicates non-
industrial use, including vacancy.                             
Source: Interface Studio
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NORTHERN 
LIBERTIES
DISTRICT SIZE

LAND USE

VACANCY 

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

built is 1926

Figure 19: 
Northern Liberties Industrial District.  Note:  White space 
indicates non-industrial use, including vacancy.                            
 Source: Interface Studio
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AMERICAN STREET
DISTRICT SIZE

LAND USE

VACANCY

PARCEL SIZE

BUILDINGS 

RECENT DEVELOPMENTS
Philadelphia Creative and Performing Arts High 
School is currently under construction on Front and 

Figure 20: 
American Street Industrial District.  Note:  White space indicates 
non-industrial use, including vacancy.                             
Source: Interface Studio
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Further north are three more districts that comprise 

clustered around the vestiges of Philadelphia’s 

– once lay at the core of a mighty industrial complex 

One such example is the residential neighborhood 
surrounding the former Budd Company factory in 

heritage of industrial associations and easy access 

some of the most disinvested areas of the city 

to the challenges for modern industrial concerns 
 

NORTH PHILADELPHIA 
URBAN

HUNTING PARK WEST
HUNTING PARK EAST

ARAMINGO

TOTAL AREA:  2,074  ACRES
TARGET CLUSTER EMPLOYMENT:  11,136  
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HUNTING PARK 
WEST
DISTRICT SIZE

LAND USE 

VACANCY

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

is 1953

RECENT DEVELOPMENTS

Figure 21: 
Hunting Park West Industrial District.  Note:  White space 
indicates non-industrial use, including vacancy.                            
Source: Interface Studio
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HUNTING PARK 
EAST
DISTRICT SIZE

LAND USE 

VACANCY

INDUSTRIAL PARCEL SIZE

BUILDINGS 

Figure 22: 
Hunting Park East Industrial District.  Note:  White space 
indicates non-industrial use, including vacancy.                            
Source: Interface Studio
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ARAMINGO
DISTRICT SIZE 

LAND USE

VACANCY

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

built is 1939

RECENT DEVELOPMENTS

Figure 23: 
Aramingo Industrial District.  Note:  White space indicates non-
industrial use, including vacancy.                            
Source: Interface Studio
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is currently the subject of master planning efforts 

A great diversity of industrial activities remain 

from petrochemical and container terminals and 

lands, often directly abutting the river, that are 

vacancies are largely attributed to land speculation 

DELAWARE WATERFRONT

UPPER NORTH
 DELAWARE

LOWER NORTH 
DELAWARE

TOTAL AREA:  2,361  ACRES
TARGET CLUSTER EMPLOYMENT:  5,651  
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UPPER NORTH 
DELAWARE
DISTRICT SIZE 

LAND USE

VACANCY

INDUSTRIAL PARCEL SIZE

BUILDINGS

Figure 24: 
Upper North Delaware Industrial District.  Note:  White space 
indicates non-industrial use, including vacancy.                            
Source: Interface Studio
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LOWER NORTH 
DELAWARE
DISTRICT SIZE

LAND USE

VACANCY

reserved for future port operations expansion)

INDUSTRIAL PARCEL SIZE 

BUILDINGS

built is 1950

RECENT DEVELOPMENTS
Reconstruction has begun on the Girard Interchange of 

Figure 25: 
Lower North Delaware Industrial District.  Note:  White space 
indicates non-industrial use, including vacancy.                            
Source: Interface Studio
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Far from Center City, there is an industrial district 
that comprises a distinctive industrial typology – 

Northeast Philadelphia Airport near the intersection 

The district extends north to the city limits, and 
includes a smaller area along the city boundary to 

recently as the 1950’s and afforded opportunities 

The industrial parcels found here today are 

This district is perhaps the most vibrant and active 

of development, generally found in suburban areas 

THE NORTHEAST
NORTHEAST

TOTAL AREA:  3,390  ACRES

AVERAGE PARCEL SIZE:  11 ACRES 
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NORTHEAST
DISTRICT SIZE

Northeast Phila Airport)

LAND USE

VACANCY 

INDUSTRIAL PARCEL SIZE

BUILDINGS 

RECENT DEVELOPMENTS 

Figure 26: 
Northeast Industrial District.  Note:  White space indicates non-
industrial use, including vacancy.                            
Source: Interface Studio
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The remaining three industrial districts – Roxborough, 

rail and, in the case of Roxborough, the upper 

hub anchored by the US Naval Supply Depot, and 

Roxborough industrial district consists of disparate 
industrial uses such as construction supply and 

OTHER INDUSTRIAL NODES

LAWNCREST
ROXBOROUGH

PARKSIDE

TOTAL AREA:  744  ACRES
TARGET CLUSTER EMPLOYMENT:  4,213  
AVERAGE PARCEL SIZE:  7 ACRES 
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LAWNCREST
DISTRICT SIZE

LAND USE 

VACANCY

INDUSTRIAL PARCEL SIZE 

BUILDINGS

built is 1953 

Figure 27: 
Lawncrest Industrial District.  Note:  White space indicates non-
industrial use, including vacancy.                            
Source: Interface Studio
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PARKSIDE
DISTRICT SIZE

LAND USE

VACANCY

INDUSTRIAL PARCEL SIZE 

BUILDINGS 

built is 1950 

Figure 28: 
Parkside Industrial District.  Note:  White space indicates non-
industrial use, including vacancy.                            
Source: Interface Studio
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ROXBOROUGH
DISTRICT SIZE

LAND USE

VACANCY

INDUSTRIAL PARCEL SIZE

BUILDINGS

Figure 29: 
Roxborough Industrial District.  Note:  White space indicates 
non-industrial use, including vacancy.                            
Source: Interface Studio
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As the district descriptions reveal, there is a 
fundamental supply/demand mismatch 

supply of industrial land and the industrial land 

sites and a limited number of larger sites located 

of the 2,023 parcels surveyed fall into the latter, 

20 acres; if large transportation parcels such as the 
ports and airports are excluded, the city has only 

this 

development, some of the existing vacant and 

industrial sector – such as residential, open space, 

relative isolation from nearby industrial uses or 

by the Philadelphia City Planning Commission 

space, infrastructure, employment and institutional 

MANY OF PHILADELPHIA’S INDUSTRIAL PARCELS ARE NO LONGER 
SUITABLE FOR FUTURE INDUSTRIAL USE

Philadelphia’s Large Industrial Parcels                          Figure 30: 
Source: Interface Studio, 2008
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LAND OPPORTUNITIES FOR FUTURE INDUSTRIAL EXPANSION
Philadelphia’s potential inventory of industrial land for future development is often constrained by current 

LEVEL I

LEVEL II

LEVEL III

land and buildings (1,394 acres), partially vacant land and buildings (124 acres), land available on the 
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Industrial Land Supply:  Levels 1-3                          Figure 31: 
Source: Interface Studio, 2009
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LEVEL IV

several  currently industrial parcels such as the SEPTA Midvale Yard and the Queen Lane Filter Station that 

seperately from the other three tiers of inventory, these properties should be carefully examined for a change 

SUPPLY & DEMAND

the demand analysis is tied to employment projections based on historical trends, if industrial employment 
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Industrial Land Supply:  Level 4                 Figure 32: 
Source: Interface Studio, 2009
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ZONING UNCERTAINTY AND OTHER BARRIERS TO DEVELOPMENT

 

changing community expectations, and speculative interest in changes of use on the part of real estate 
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LAND VALUE PER SQFT

Market Pressures on Philadelphia’s Figure 33: 
Industrial Districts and Corridors                     
Source: Interface Studio, BRT

The goal of these public interventions is to position industrial real estate so that it has the attributes 
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4

AERIAL VIEW OF PORT RICHMOND WATERFRONT   
SOURCE: PICTOMETRY INTERNATIONAL 2009, THE CITY OF PHILADELPHIA 
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RECOMMENDATIONS

ZONING FOR MODERN INDUSTRY

analysis of the local industrial sector’s needs and challenges, and an assessment of best practices from 

a profound effect on companies’ decisions to locate or expand in the City, these issues are beyond the scope 
of the present study and should be assessed for additional study opportunities that could contribute to the 

industrial property is no longer suitable and should be transitioned to other uses, many industrial nodes are 
vibrant, diverse and productive and should be afforded some measure of land use certainty to ensure their 
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UTILITIES AND TRANSPORTATION

of the city – are occupied by ports, airports, rail 

their function, as do impacts such as noise, 

utility and transportation assets anchor many of the 

could help to soften the interface of industrial areas 

REPRESENTATIVE SITES INCLUDE:
> Philadephia International and Northeast 

Philadelphia Airports
> 
> 

Plants
> Torresdale Pumping Station
> 

Plant
> Tristate / CSX South Philadelphia Intermodal 

Yard
USES:

yards, ports, airports
CHARACTER:

IMPACTS:

high activity

HEAVY INDUSTRIAL 
The character and impacts of heavy industrial 

buffered or isolated from neighborhoods and most 

operating environment is less important to users 

activity in order to provide for functional and secure 

serving heavy industrial activities – including scrap 

heavy equipment maintenance or repair – may be 

REPRESENTATIVE SITES INCLUDE:
> mplex in Grays 

Ferry
> 

Ferry
> 

> 

USES:

terminals
CHARACTER:

IMPACTS:

MEDIUM INDUSTRIAL

less noxious than those found in heavy industrial 

coverages, large lots and building footprints and 

generally comprises the most appropriate territory 

improvements, and other upgrades should be 
made to achieve the quality business environment 

REPRESENTATIVE SITES INCLUDE:
> 

distribution core
> 
> 
> 
USES:

Manufacturing, distribution, processing, 

CHARACTER:

IMPACTS:
Permissive – noise, vibration, odor, hours, 

RECOMMENDED ZONING TYPOLOGIES
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LIGHT INDUSTRIAL
accommodate modern business and technology 

Design guidelines, performance standards, and a 

proximity to educational and health assets located 

building coverages, urban street patterns and small 

REPRESENTATIVE SITES INCLUDE:
> 

east of Broad Street;
> Former Budd Complex and adjacent properties 

USES:
Light manufacturing, assembly, artisanal 

distribution
CHARACTER:

IMPACTS:
Permissive – noise, vibration, odor, hours, 

INDUSTRIAL COMMERCIAL MIXED USE

serving light industrial and heavy commercial uses 

daylight hour activity distinguish these areas from 

reuse of older industrial buildings and carefully 

REPRESENTATIVE SITES INCLUDE:
> Umbria Avenue construction supply corridor in 

Roxborough
> 

corridor in Grays Ferry
> 

> 
American Street corridor

USES:

fabrication & repair, construction supply), and 
commercial

CHARACTER:

Typically smaller footprint, located along 
commercial corridors

IMPACTS:

INDUSTRIAL RESIDENTIAL MIXED USE

REPRESENTATIVE SITES INCLUDE:
> 
> 
> 
USES:

CHARACTER:

IMPACTS:
Minimal
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Proposed Industrial Zoning                    Figure 34: 
Source: Interface Studio, ERA, ICIC

PROPOSED INDUSTRIAL ZONING
UTILITIES & TRANSPORTATION

HEAVY INDUSTRIAL

GENERAL INDUSTRIAL

LIGHT INDUSTRIAL

INDUSTRIAL RESIDENTIAL MIXED USE

INDUSTRIAL COMMERCIAL MIXED USE
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> 
> 
> 
> Proximity to residential communities; and
> 

UTILITIES & TRANSPORTATION

HEAVY INDUSTRIAL

GENERAL INDUSTRIAL

LIGHT INDUSTRIAL INDUSTRIAL RESIDENTIAL
MIXED USE

INDUSTRIAL COMMERCIAL
MIXED USE
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POSITIONING INDUSTRIAL LAND FOR INVESTMENT
of three distinct but complementary industrial policy typologies – Industrial Protection Areas, Industrial 

Land Use Policy Areas                  Figure 35: 
Source: Interface Studio, ERA, ICIC
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TRANSITIONING AREAS
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INDUSTRIAL PROTECTION AREAS 

industrial parcel in Philadelphia
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The primary goal of the Industrial Protection Areas is to provide the private investment and development 

> 

> 
 

> 

> 

> 
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INDUSTRIAL INTENSIFICATION AREAS
Apart from the Industrial Protection Areas and Transitioning Areas, there are approximately 1,540 acres of 

> 

> The infrastructure requirements of target cluster industries should be closely evaluated to enable 

> 

> Master plans should identify the niche cluster segments that best match each area’s assets, and 
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In order to demonstrate the opportunity costs 

City to the Philadelphia International Airport, and 
the vacant portions of the Port Richmond site along 

The economic impacts analysis evaluates direct 

intent is to test alternative industrial use scenarios 
and development programs to demonstrate the 

strategy for these sites nor do they represent 

and redevelop vacant industrial land in areas that 

should be completed for each of the sites to 

POSITIONING INDUSTRIAL LAND 
FOR INVESTMENT - CONCEPT PLANS

Aerial view of Sunoco North Yard property on the 
eastern bank of the Lower Schuylkill.

Aerial view of the Port Richmond site between 
Penn Treaty Park and Allegheny Avenue.
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The Port Richmond rail yard site is 122 acre site 

Conrail lands and an adjacent vacant property to the 

Avenue; the northern portion; not considered here, 
is occupied by freight rail facilities and an asphalt 

Cramp’s Shipyard, the greatest of Philadelphia’s 

contiguous industrial development sites in the city 
and presents a tremendous opportunity for activity 

to inadequate access and topographic features 

the redesigned “Girard Interchange” have laid the 

reasonably support other uses including retail and 

estate products best suited for modern industrial 

PRINCIPLES GUIDING THIS CONCEPT INCLUDE:
> 

> 

> 
> 

> A mix of building types and industrial activities that respond to available infrastructure and the proximity 

manufacturing and distribution are proposed abutting the Conrail freight lines next to Riverside 

> 

> 

Using industry standard ratios of jobs per square foot, AECOM estimates the number of jobs that could be 

PORT 
RICHMOND
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To determine BPT, AECOM determined BPT 

million in property tax) in total tax to the city each 

Port Richmond Site Concept Plan and Economic& Fiscal Impacts              Figure 36: 
Source: Interface Studio



71 AN INDUSTRIAL MARKET AND LAND USE STRATEGY FOR THE CITY OF PHILADELPHIA

District and the Grays Ferry District – and represents 

from research to distribution due to location and 

City and the Philadelphia International Airport and, 
Center City, the rapidly developing Navy Yard and 

are readily accessible and some of the city’s most 

these sites are at the convergence of Philadelphia’s 
most important industrial assets and remain critical 

The land survey indicates that there is a total of 
632 acres of vacant land and buildings in these 

the rail corridor south of Bartram’s Garden and; the 

for more intensive industrial use in conjunction 

include: the Sunoco North Yard east of the River 

THE SUNOCO NORTH YARD & THE 
LOWER SCHUYLKILL RIVER

THE DUPONT CRESCENT includes the former Dupont Marshall Laboratories and currently vacant land east of 34th 

forge connections to the River from the nearby Forgotten Bottom and Grays Ferry neighborhoods and, pursue a 

BOTANIC AVENUE

THE SUNOCO NORTH YARD

NAVY YARD EXPANSION 
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Lower Schuylkill Sites Concept Plan                Figure 37: 
Source: Interface Studio
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manufacturing space, and 1,792,407 square feet 

Using industry standard ratios of jobs per square 
foot, AECOM estimates that the number of jobs 
generated by the redevelopment could be up to 3,749 

Figure 5:  Sunoco North Yard Redevelopment Direct 
Economic Impacts
 
The jobs generated from the redevelopment and 

Using the same methodology completed for the 
Sunoco North Yard site, AECOM uses employment 

create 3,749 direct jobs and $170 million in direct 

multipliers from the US Bureau of Economic Analysis 

AECOM estimates the redevelopment could directly 

ripple effects of the redevelopment, total economic 

FISCAL IMPACTS

Figure 7:  Sunoco North Yard Fiscal Revenue 
Estimate

Sunoco North Yard Assets & Economic & Fiscal Impacts                Figure 38: 
Source: Interface Studio
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SUPPORTING RECOMMENDATIONS

are leveraging existing strengths for advanced manufacturing, “greening” industry, supporting traditional 

LEVERAGE STRENGTHS FOR ADVANCED MANUFACTURING

of science and technology in manufacturing processes and products”1  the City’s prestigious universities 
and research hospitals could serve as the foundation for expansion of manufacturers reliant on product 

designation of Keystone Innovation Zones (KIZ) at the University City Science Center and the Navy Yard in 

of Energy’s recent designation of The Clean Energy Campus at The Navy Yard as an Energy Innovation Hub 
represents an opportunity to broaden the range of advanced manufacturing in the City, not only in research  
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“GREEN” INDUSTRY
Positioning Philadelphia as a player in the rapidly emerging sustainable industrial sector could pay dividends 

coming decades, efforts such as the Energy Coordinating Agency’s Green Jobs Training Center in Kensington 

> 
> Increase the level of advanced manufacturing in the City, and; 
> 

Focus on sustainable product development should 
not be the sole method for “greening” Philadelphia’s 

industrial facilities and processes, and lessen the 
environmental impacts of industry must be a part 

land and buildings for modern industrial uses is 
an inherently more sustainable approach than 

of green building techniques over the last decade, 

US Green Building Council’s Leadership in Energy 

the federal government’s EnergyStar designation, 

City’s industrial sector to sustainable methods of 

management due to the patterns and features of 

facilities are examples of early efforts by the City to 
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These buildings represent an opportunity to foster the creative and artisanal industries that are on the 

CONTINUE SUPPORT OF TRADITIONAL MANUFACTURING

Above:  Crane Arts Building, 1400 N. American Street
Left:  Globe Dye Works Building, 4500 Worth Street
Source:  Interface Studio; DIGSAU
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entities must place a strong emphasis on STEM (Science, Technology, Engineering and Mathematics) 
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Above:  Tasty Baking’s new 345,000 square foot LEED-registered 
manufacturing and distribution facility at the Navy Yard

Source:  PIDC
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