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1. Introduction
Before looking to the future of the Boothwyn Town Center, it is important for planners, township officials
and residents to understand what the Town Center is today. The information gathered in this analysis of
existing conditions provides a foundation for understanding the demographics, socio-economic makeup,
current regulations, land use patterns, built features, natural features, and infrastructure within the Town
Center. This foundation provides helpful guidance in identifying the future needs and opportunities of the
downtown core.

2. Town Center Context
The Boothwyn Town Center is located in the southern part of Upper Chichester Township in Delaware
County, Pennsylvania. Boothwyn is located near the junction of I-95 and Chichester Avenue, just north of
the Delaware state line. The heart of the Boothwyn Town Center is defined by the intersection of
Chichester Avenue and Meetinghouse Road, with Chichester Avenue as the primary commercial spine.
The Boothwyn Town Center study area is bordered by I-95 to the south, Kingsman Road to the north,
Marcus Hook Creek to the east, and Naamans Creek to the west.

Figure 1: Regional Context

Figure 2: Boothwyn Town Center Study Area

3. Historical Overview
Upper Chichester Township is named after a market town and seaport in Sussex, England, from which
many of its settlers came. Upper Chichester was once part of the “Chichester Liberty” area established by
William Penn in 1683. The area originally included Upper and Lower Chichester Townships and Marcus
Hook and Trainer Boroughs. The first court record of Upper Chichester as a separate organized entity
appears in 1759. The municipality became a first-class township on December 30, 1941.
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Prior to European settlement, the Lenni Lenape (Delaware) Indians erected several villages in the area. A
network of trails followed the ridge lines to connect these villages. The European settlers converted these
trails into roads - Old Concord Road became Chichester Avenue and Poulson Road became Blueball Road.
Quaker meetinghouses are the earliest religious and civic structures in the area. Chichester Meeting was
the focal point for the future settlement of McCaysville, a crossoads village at the intersection of
Chichester Avenue and Meetinghouse Road. McCaysville, now known as Boothwyn, was the center for
business and community in Upper Chichester. The McCay-Pierce House, still standing at the southwest
corner of the Chichester Avenue and Meetinghouse Road, was the residence of the William McCay Sr.
family and was also used as a school, post office, and church. The McCay-Pierce House was the main
residence on the 350-acre estate called Boothwyn Farms. The estate was subdivided starting around 1892
and the area was renamed to Boothwyn in the early 20th Century.

Blacksmith Shop – McCaysville, 1889

McCay-Pierce House

Source: Chichester Historical Society

4. Existing Plans and Studies
There are several plans, studies, guidelines, initiatives, and projects in and around Boothwyn and Upper
Chichester Township that have been completed, are underway, or are entering implementation that the
Town Center Vision Plan acknowledges and references to inform the planning process. The annotated
bibliography included in Appendix A provides a list and description of these documents.
The plan that provides the most direct guidance for the Boothwyn Town Center Vision Plan is the Delaware
County 2035 Land Use Policy Framework. Delaware County 2035 is the Comprehensive Plan for Delaware
County and provides a policy framework for land use decisions in the County. The policy framework
identifies Boothwyn as a Town Center, which is characterized by the following features:
•

A small-scale community consisting of one main street or town square surrounded by
neighborhoods.
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•

Land uses are mixed and mostly consist of small-scale, low-intensity businesses, services, and
cultural resources that serve the community.

•

Residential fabric typically consists of medium-size blocks with a range of building types, including
apartments and single-family residences, promoting a walkable environment.

•

Transit-oriented developments may exist around regional rail lines and bus ways.

Chichester Avenue in Boothwyn is identified in the policy framework as an Activity Corridor, which is
defined with the following characteristics:
•

A linear-shaped place flanking major transportation corridors or highway interchanges with
intense development and where public transport facilities, mixed land uses, and people are
centrally focused.

•

Varied width, density, and design depending on the local context and underlying character.

•

A variety of retail, social, and employment opportunities integrated with high density residential
functions.

•

Although some are auto-centric, activity corridors can become more walkable, connect to
neighborhoods, and include attractive streetscapes.
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5. Socioeconomic Profile
Evaluating shifts in demographic and socioeconomic trends is one of the most common measures of
assessing the viability of a community. The rise and fall of a community’s population, households, families,
employment, etc., says much about its economic health, life cycle, and attractiveness. Based on data
obtained through the U.S. Census Bureau and the Environmental Systems Research Institute (ESRI), the
following socioeconomic profile provides a comparison of demographic and economic trends over a ten
to twenty-year timeframe for Boothwyn and Upper Chichester Township. The profile also includes, where
available, five-year estimates projected by ESRI. ESRI uses block group census data as a base and applies
their apportionment algorithm to assign data to a user-defined geographic area. For the purposes of this
analysis using ESRI apportioned data, Boothwyn is defined as a radius of ½ mile from the intersection of
Chichester Avenue and Meetinghouse Road. Currently, ESRI’s five-year estimates for Upper Chichester
Township are available for years 2018 to 2023 and data for Boothwyn is available for years 2020 to 2025.
For an overview of ESRI’s demographic projection methodology, see the publication Methodology
Statement: 2020/2025 Esri Updated Demographics.

5.1 Population
The charts presented in Figure 5 illustrate the population trends in Upper Chichester Township and
Boothwyn. Upper Chichester Township currently has a population of 17,036 and Boothwyn currently has
a population of 2,764, or approximately 16.2% of Township residents. As indicated in Figure 5, both Upper
Chichester and Boothwyn have experienced some fluctuations in population from 2000 to the present.
Between 2000 and 2010, Upper Chichester’s population decreased slightly by about 1%, then increased
by about 2.4% by 2018. Boothwyn’s population decreased about 1.2% from 2000 to 2010 and increased
by about 4.2% by 2020. Both Upper Chichester and Boothwyn are projected to increase in population over
the next five years by 0.6% and 1.6% respectfully.
Figure 3: Population Trends

Source: U.S. Census Bureau, ESRI
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5.2 Households
Between 2010 and 2020, the number of households in Boothwyn rose from 1,148 to 1,206 and is
projected to continue growing over the next few years. The number of families in Boothwyn also
increased at a comparable rate to the number of households. Of the total households in Boothwyn in
2010, about 66% were families. In 2020, the percentage of families decreased by about 1% and is
expected fall another 1% by 2025. This is consistent with the decrease in the average household size
from 2.41 in 2000 to 2.35 in 2020. Following similar national trends, family size in Boothwyn has
decreased and the number of single person households has continued to rise. The number of
households has also grown in Upper Chichester Township, by about 1.1% between 2010 and 2018. Data
indicate that the number of families in the Township has decreased, but only very slightly. Average
household size dropped significantly from 2.58 in 2000 to 2.50 in 2010 yet increased to 2.51 in 2018.
Overall, the increase in the number of households and families in Boothwyn signifies community
Figure 4: Households and Families

Source: ESRI; U.S. Census Bureau

strength, albeit with shifting composition toward smaller households.

5.3 Household Income
In 2020, the median household income in Boothwyn was $64,468, compared to $69,784 in 2018 for
Upper Chichester Township. As seen in Figure 5, Upper Chichester Township has more residents in the
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lowest income categories than Boothwyn, but also more in the highest income categories. The
percentage of residents in the middle to upper middle income categories are comparable for Boothwyn
and Upper Chichester Township. In Boothwyn, the largest proportion of residents, 24.7%, fall into the
$50,000 ‐ $74.999 income category. The median income in Delaware County is $74,4771 and the
median income in Pennsylvania is $63,4632. Falling between the County and State median incomes,
Boothwyn and Upper Chichester Township have comparable middle to upper middle income median
household incomes.
Figure 5: Household Income

Source: ESRI; U.S. Census Bureau

5.4 Race and Ethnicity
As indicated in Figure 6, the population of both Upper Chichester and Boothwyn is predominantly
White. Upper Chichester’s population is somewhat more diverse than Boothwyn’s, with a lower
proportion of White residents and higher percentage of Black and Asian residents. Boothwyn has a
higher percentage of Hispanic residents. Distribution of other and two or more races is comparable.
Between 2010 and 2020, Boothwyn has become slightly more racially diverse. The percentage of White
residents has fallen from 89.3% to 83.6%. The percentage of Black residents increased from 6.8% to
10.4%, which represents the highest gain. Other racial and ethnic group increases range from 0.4% to
1.7%.

1

U.S. Census Bureau, American Community Survey, 2019 five-year estimates.

2

U.S. Census Bureau, American Community Survey, 2019 five-year estimates.
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Figure 6: Race and Ethnicity

Source: ESRI; U.S. Census Bureau

Table 1: Boothwyn - Change in Race Composition

Race
White Alone
Black Alone
Asian Alone
Other Race Alone
Two or More Races
Hispanic Origin

2010

2020

% Change

89.3%
6.8%
1.4%
0.8%
1.7%
2.7%

83.6%
10.4%
2.1%
1.2%
2.7%
4.4%

-5.7%
3.6%
0.7%
0.4%
1.0%
1.7%

Source: ESRI; U.S. Census Bureau

5.5 Age Distribution
In 2010, the median age of persons living in Boothwyn was 40.2 years, slightly younger than Upper
Chichester’s 2010 median age of 41.5. In 2020, Boothwyn’s median age increased to 41.4 and Upper
Chichester’s median age increased to 42.8.
As indicated in Figure 7, the largest percentage of Boothwyn residents, 14.4%, fall into the 25-34 age
group, followed closely by the 55-64 age group at 14.3%. The percentage of young residents (0-14) is
comparable in Boothwyn and Upper Chichester. The percentage of senior residents (65+) is slightly
higher in Upper Chichester (19%) than Boothwyn (18%).
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Figure 7: Population by Age

Source: ESRI; U.S. Census Bureau

5.6 Housing Characteristics
Age of Housing Units
Boothwyn is generally a community of older homes. Data for housing structure age was obtained from
the U.S. Census Bureau American Community Survey 2019 five-year estimates for Upper Chichester
Township and Census Tract 4068.2, Block Groups 1, 3, and 4 ( where Boothwyn is located). As presented
in Table 2, only 4.8% of the homes in Boothwyn were built after 1990 compared to 28.5% in Upper
Chichester. Over 55% of the homes in Boothwyn were built before 1959, compared to 26.4% in Upper
Chichester. The older age of the homes in Boothwyn can be an indication of compromised building
condition, but also a testament to the historic character of the Town Center.
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Table 2: Year Structure Built
Boothwyn
Total Housing Units
Built 2014 or later
Built 2010 to 2013
Built 2000 to 2009
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier

Number
1,217
0
0
12
47
122
173
191
383
131
158

Upper Chichester
Percent
0.0%
0.0%
1.0%
3.9%
10.0%
14.2%
15.7%
31.5%
10.8%
13.0%

Number
7,220
11
0
459
1,587
915
1,519
823
1,020
415
471

Percent
0.2%
0.0%
6.4%
22.0%
12.7%
21.0%
11.4%
14.1%
5.7%
6.5%

Source: U.S. Census Bureau ACS 2019 5-Year Estimates

Housing Tenure
Currently, over 56% of the total housing units in Boothwyn are owner-occupied. This percentage has
decreased steadily since 2000. The number of owner-occupied units is projected to decrease slightly
over the next five years. In comparison, Upper Chichester Township has over 63% owner-occupied units.
The proportion of owner‐occupied housing was 63.4% in 2000, rose to 67.4% in 2010, and decreased
back to 63.4% by 2018. By 2023, the percentage is projected to increase slightly to 63.9%.
The number of vacant units in Boothwyn increased significantly from 2000 to 2010, and then decreased
from 10.1% to 8.9 % between 2010 and 2020. Projected data indicate a continued decrease in the
percentage of vacant units. Upper Chichester’s percentage of vacant units in 2018 is about 3% lower
than Boothwyn’s 2020 number and is projected to continue decreasing to 2023.
Table 3: Boothwyn Housing Tenure

Boothwyn
Total Units
Owner Occupied Units
Renter Occupied Units
Vacant Units

2000

2010

2020

2025

1,216
66.4%
27.6%
6.0%

1,277
61.6%
28.3%
10.1%

1,324
56.2%
34.9%
8.9%

1,344
55.9%
35.5%
8.6%

Source: ESRI; U.S. Census Bureau
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Table 4: Upper Chichester Township Housing Tenure

Upper Chichester Twp

2000

2010

2018

2023

Total Units
Owner Occupied Units
Renter Occupied Units
Vacant Units

6,699
67.3%
29.7%
3.1%

7,113
67.4%
26.6%
6.0%

7,156
63.4%
31.1%
5.5%

7,153
63.9%
31.0%
5.1%

Source: ESRI; U.S. Census Bureau

Housing Value
In 2020, the median home value in Boothwyn was $215,000 compared to $243,219 in Upper Chichester
Township. The median value of homes in Boothwyn in 2020 was approximately 88.4% of those in Upper
Chichester Township in 2018. Five-year projections indicate that Boothwyn’s median housing value will
increase at a higher rate than Upper Chichester by about 2%.
Table 5: Housing Value

Median Home Value

% Change

$243,219
$258,742
$215,000
$233,097

6.4%

Upper Chichester (2018)
Upper Chichester (2023)
Boothwyn(2020)
Boothwyn (2025)

8.4%

Source: ESRI; U.S. Census Bureau

5.7 Employment Characteristics
Figure 8 shows the breakdown of employment by occupational industry in Boothwyn and Upper
Chichester. In 2020, over 47% of employed persons 16 years and over in Boothwyn fell into the Services
occupation category, making up the largest percentage of employees. Upper Chichester had a similarly
large percentage of persons employed in the Services category in 2018 at over 49%. The charts in Figure
10 show that the distribution of employment by industry is relatively similar in both Boothwyn and
Upper Chichester Township.
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Figure 8: Employment by Industry

Source: ESRI, U.S. Census Bureau

5.8 Economic Profile
Table 6 provides a snapshot of economic health in Boothwyn represented by the Housing Affordability
Index and the Wealth Index. The Housing Affordability Index (HAI) was developed by ESRI and measures
the financial ability of a typical household to purchase an existing home in an area. A HAI of 100
represents an area that on average has sufficient household income to qualify for a loan on a home
valued at the median home price. An index greater than 100 suggests homes are easily afforded by the
average area resident. Boothwyn’s HAI of 125 indicates that housing in the area is affordable for most
residents. Affordability is also often measured by the percentage of household income dedicated to
monthly housing payments. Housing is considered affordable if 30% or less of household income is spent
on housing. At 13.9% of median income allocated to a mortgage, Boothwyn’s owner-occupied housing is
especially affordable.
Table 6: Boothwyn 2020 Housing Affordability
Housing Affordability Index
Percent of Income for Mortgage

125
13.9%

Source: ESRI

Tables 7 and 8 show consumer spending data for Upper Chichester Township (2018) and Boothwyn
(2020). The total spent represents the amount spent on different goods and services by all households
on an annual basis. The average spent is the amount spent per household in one year. Both Upper
Chichester and Boothwyn households spent most of their money on Shelter, with Upper Chichester
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households spending about $1,000 more per year on shelter than Boothwyn. Upper Chichester
households spent about $500 more per year on average for all goods and services than Boothwyn.
The Spending Potential Index (SPI) was developed by ESRI based on data derived from the U.S. Bureau of
Labor Statistics. The SPI represents the amount spent in the area relative to a national average of 100.
Upper Chichester’s average SPI of 102 means that the area spends 2% more on goods and services than
the national average. Boothwyn spends, on average, 17% less than the natural average on goods and
services with an SPI of 83.
Table 7: Upper Chichester 2018 Consumer Spending

Upper Chichester
Apparel & Services
Education
Entertainment & Recreation
Food at Home
Food Away from Home
Health Care
Household Furnishing & Equipment
Personal Care Products & Services
Shelter
Support Payments / Cash Contributions / Gifts in Kind
Travel
Vehicle Maintenance & Repairs
Average
Source: ESRI, U.S. Census Bureau of Labor Statistics

Total Spent
$14,741,736
$10,527,730
$21,927,387
$33,645,528
$23,725,942
$39,079,499
$14,118,125
$5,660,453
$118,646,596
$17,678,925
$15,210,400
$7,202,493
$26,847,068
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Average
Spent
$2,180
$157
$3,243
$4,976
$3,509
$5,780
$2,088
$837
$17,549
$2,615
$2,250
$1,065
$3,854

Spending
Potential
Index
100
108
101
99
100
101
100
101
105
105
104
99
102
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Table 8: Boothwyn 2020 Consumer Spending

Boothwyn
Apparel & Services
Education
Entertainment & Recreation
Food at Home
Food Away from Home
Health Care
Household Furnishing & Equipment
Personal Care Products & Services
Shelter
Support Payments / Cash Contributions / Gifts in Kind
Travel
Vehicle Maintenance & Repairs
Average
Source: ESRI, U.S. Census Bureau of Labor Statistics

Total Spent
$2,078,177
$2,026,125
$3,245,582
$5,217,211
$3,552,498
$5,692,875
$2,180,336
$885,056
$19,917,118
$2,178,668
$2,514,180
$1,130,777
$4,218,217

Average
Spent
$1,723
$1,680
$2,691
$4,326
$2,946
$4,720
$1,808
$734
$16,515
$1,807
$2,085
$938
$3,498

Spending
Potential
Index
80
94
83
81
78
82
83
80
85
77
86
81
83

6. Land Use and Development
6.1 Existing Land Use
The existing land use map presented in Figure 9 indicates the current uses of property in the Boothwyn
Town Center. The map was developed with parcel and land use data provided by the Delaware County
Planning Department. As indicated on the map, most of the Town Center study area consists of Low
Density Residential, which is described as single-family housing units on individual lots. The largest
properties in the Town Center are Institutional uses - Chichester Middle School and Boothwyn
Elementary School. Commercial uses are concentrated along Chichester Avenue, which is the
commercial spine of the Town Center. For a main commercial corridor, Chichester Avenue has a greater
than typical number of residential properties fronting the road.
Community facilities in the Town Center study area include the Boothwyn Fire Company and the
Community Action Agency of Delaware County (CAADC). CAADC is also the largest employer in the Town
Center.
Major destinations in the study area, such as Produce Junction and Restoration Presbyterian Church,
draw customers and visitors from a wider regional network, not just the local area. The new Wawa
currently under construction at Chichester Avenue and Meetinghouse Road will become an additional
major destination when complete.
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Figure 9: Existing Land Use

6.2 Existing Zoning
The Existing Zoning Map (Figure 10) represents the intended legislated distribution of land uses in the
Town Center. The Town Center consists of seven different zoning districts, described as follows:
C-1 Neighborhood Commercial – Provides for retail, service and other commercial facilities for local
residents and neighboring communities. Permitted uses include retail stores, restaurants, personal
service shops, taverns, professional offices, service shops, trade shops, and health club or spa.
PRD Planned Retirement Community - intended to provide for a planned, high-density, multifamily
residential community designed specifically for senior citizens.
R-2 Medium Density Residential - Provides for medium density, suburban-type single-family residential
development. Permitted use is single family detached dwelling on minimum lot size of 11,250 sq. ft.
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Figure 10: Existing Zoning

R-3 High Density Residential - Provides high-density, single-family residential development. Permitted
use is single family detached dwelling on minimum lot size of 5,000 sq. ft.
APT-Apartment - Provides for two-family and multi-family development at high and high-medium
densities. Permitted uses include garden apartments, two-family detached dwelling (detached duplex),
and two-family semidetached dwelling (twin duplex).
I-Industrial – Provides for a variety of industrial uses, including manufacturing, wholesale distribution,
laboratories, gas stations, storage, trucking facilities, automobile sales, plus offices.
I-C – Industrial Commercial - Provides for modern, non-nuisance commercial and industrial uses and
encourages large site commercial/industrial development. Permitted uses include retail stores, personal
service shops, research laboratories, offices, restaurants, drive-through restaurants, motels / hotels,
entertainment / assembly, medical clinics, printing, publishing, manufacturing, warehouses, and display
and sale of consumer fireworks.
Most of the study area is zoned R-2 Residential. The central commercial corridor, Chichester Avenue, is
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zoned C-1 Neighborhood Commercial. As the central focus of the Town Center, zoning on the Chichester
Avenue corridor deserves special attention. Currently, a significant number of properties on Chichester
Avenue are in residential use, which is not a permitted use within the C-1 district. This is a reflection of
the historic residential development pattern along the corridor. There are many historic homes along
Chichester Avenue, some of which have been converted to businesses and many that have remained in
residential use.
Regulations within the C-1 district that are inconsistent with traditional Town Center development
standards include the following:
•

The minimum lot size of 12,000 square feet and minimum tract area of two acres is high for a
town center and discourages infill development and denser, more walkable development
patterns.

•

The minimum setback and yard requirements are excessive for a town center and discourage
denser walkable development patterns.

•

The maximum building coverage(30%) and impervious coverage (75%) requirements may be too
low for a town center and discourage denser walkable development patterns.

•

Residential uses are not permitted, which prohibits mixed-use development.

•

Maximum height requirement of two stories limits mixed-use development.

•

Certain conditional uses should only be allowed as accessory uses, including storage facilities
and solid waste and recycling facilities.

The Subdivision and Land Development Ordinance (SALDO) includes specific design standards for
Chichester Avenue in Article IX. This section references consistency with the Streetscape
Enhancement Plan for Chichester Avenue, 2003, which is not provided online. The design standards
include standards for sidewalks, lighting, street trees, curb cuts, and building location that are
consistent with Town Center principles. The standard for building locations states that they shall
generally be in alignment with the predominant setbacks found in Boothwyn, whereby new
buildings are located closer to the sidewalk and parking is located to the side or rear of buildings.
This is inconsistent with the C-1 building setback standards. While these design standards are
consistent with Town Center design principles, the disjointed locations of standards and references
to a plan that is only available in the Township offices may create some ambiguity and confusion.
Additional zoning and subdivision and land development regulations that are inconsistent with Town
Center development patterns include the following:
•

Parking ratios in the Town Center should be more flexible to maximize walkability and account
for on-street parking and potential municipal parking. Common parking is permitted in all zoning
districts but requires parking to be on or adjacent to the properties. In a Town Center, it is
acceptable to provide parking that is within walking distance, but not necessarily on or adjacent
to the site.

•

The Chichester Ave. Design Standards included in the SALDO require parking to be located to the
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side and rear of buildings. This standard would have more “teeth” if it were in the zoning
ordinance.
•

In the Apartment District, area and bulk regulations for minimum tract size, maximum height,
minimum setbacks, and maximum density limit higher density mixed use development that is
consistent with Town Center design principles.

7. Mobility and Circulation
Figure 11 presents an overall view of the existing transportation network in the Boothwyn Town Center
and adjacent communities. Vehicular modes of transportation intersect with non-vehicular modes,
including pedestrian, bicycle, and transit to form the existing Mobility and Circulation network
illustrated in Figure 11.

7.1 Vehicular Circulation
Boothwyn’s transportation network is primarily centered around Chichester Avenue. Chichester Avenue
is a two-lane, two-way state-owned arterial road that serves as the commercial spine of the Boothwyn
Town Center. Meetinghouse Road, a secondary arterial road, is the next most prominent road in the
Town Center. Meetinghouse Road is also a two-lane road that transitions from a commercial corridor to
a mostly residential road as it extends out toward Naamans Creek and Marcus Hook Creek. The
intersection of Chichester Avenue and Meetinghouse Road represents the heart of the Boothwyn Town
Center. A network of local collector roads connects the Boothwyn residential neighborhoods to the
Town Center commercial corridors.The Boothwyn Town Center vehicular network enjoys excellent
regional access via the Chichester Avenue interchange with I-95 at the southern edge of the study area.
To the north of the study area, Chichester Avenue is an underpass of US 322. The absence of an
intersection or interchange with US 322 presents challenges to making Boothwyn Town Center a
destination location.
Parking is also an important part of the vehicular network. The amount and location of parking
influences the functional qualities of residential neighborhoods and business development, as well as
the design and aesthetic values of the Town Center’s image. Most businesses and organizations have
their own off-street parking lots. The largest parking lots include Produce Junction, CAADC, Boothwyn
Fire Company, Restoration Presbyterian Church, Dunkin Donuts/Boothwyn Apothecary, and the existing
Wawa. There are no public municipal parking lots in the Town Center.
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Figure 11: Mobility and Circulation

On-street parking is limited and is mostly concentrated on unrestricted residential streets. Figure 11
shows where on-street parking is prohibited as identified with posted signs or pavement markings. Onstreet parking is restricted on most of Chichester Avenue due to limited space, high traffic speeds and
frequent curb cuts. There are a few areas with enough width to accommodate on-street parking,
primarily on the segment of Chichester from the overpass to the Harper and Sons parking lot, but there
are no meters or designated parking areas except in front of Drexel Court Apartments and Boothwyn
Court Apartments. This street segment has bumpouts and some designated handicap parking spots.
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On-Street Parking – Chichester Avenue

Parking Bumpout

7.2 Pedestrian and Bicycle Circulation
Pedestrians in the Boothwyn Town Center can access a network of sidewalks that vary in condition and
width. As indicated in Figure 11, there are also quite a few gaps in the sidewalk network, primarily on
residential streets. There are sidewalks along the entire length of Chichester Avenue, including the CSX
rail line overpass and the I-95 overpass. Gaps and physical condition issues in the sidewalk network
throughout the study area impact the walkability of the Town Center. As secondary corridors that
connect with Chichester Avenue to form the center of Boothwyn, safe pedestrian access on
Meetinghouse Road and Blueball Avenue are especially important for safe pedestrian access. There are
gaps in the sidewalks on Meetinghouse Road that should be addressed and there are no sidewalks on
Blueball Avenue. Painted crosswalks are present at all signalized intersections with Chichester Avenue
and most non-signalized intersections.
There are no designated bike lanes or sharrows in the study area. Sharrows are road markings in the
form of two inverted V-shapes above a bicycle, indicating which part of a road should be used by cyclists
when the roadway is shared with cars. Cyclists do use Chichester Avenue and other roads. Chichester
Avenue is particularly unsafe for cyclists due to the lack of bike lanes, heavy traffic, and frequent
driveways and turning movements. Figure 12 shows the number of vehicle-bicycle crashes that occurred
in 2019. There were two crashes that occurred at Meetinghouse Road and Scott Avenue. These crashes
were not identified as fatal.

Sharrow
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Poor Sidewalk Condition
Meetinghouse Rd

New Sidewalk – Wawa Development on
McCay Ave

Varied Sidewalk Widths
Chichester Avenue

Crosswalks – Chichester & Meetinghouse

7.3 Transit
In the past, there were two train stations along the B&O Railroad in Boothwyn. Since the rail line it is
now only for freight, the stations have gone, making bus service the only alternative for non-drivers.
Transit in the Boothwyn Town Center consists of SEPTA Bus Route 119, which runs along Chichester
Avenue. Route 119 provides service between the Chester Transportation Center and Cheyney
University, with stops at Concordville Town Center, and Larkin Shopping Center. Bus frequency is
approximately once every hour. Bus stops are provided at almost all intersection on Chichester Avenue.
Bus shelters are provided only at Kingsman Road and Johnson Avenue. The closest SEPTA regional rail
park and ride facility is at Marcus Hook Station.
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7.4 Mobility & Safety
Figure 11 shows points of crashes that occurred in the study area in 2019 using data provided by
PennDOT. The crashes are categorized as Vehicle-Vehicle Vehicle-Bicycle, and Serious Injury. There were
no Vehicle-Pedestrian or Fatal crashes in 2019. Within the study area, all crashes occurred on Chichester
Avenue or Meetinghouse Road. Two crashes were Vehicle-Bicycle and one was a Serious Injury, all three
occurred on Chichester Avenue. In 2018, PennDOT recorded 450 crashes over a three-year period on
Chichester Avenue and 85 on side streets that intersect with Chichester Avenue.
In 2019, the Delaware County Planning Department prepared the Upper Chichester – Route 322
Improvement Project Corridor Study to examine the proposed design and potential impacts to the
Township of the PennDOT Conchester Highway (Route 322) Improvement Project. The Route 322
Improvement Project will widen, reconstruct, and realign portions of the Highway. Construction began
in 2020 and completion is expected in 2025.
In 2019, PennDOT initiated the Chichester Avenue Corridor Improvement Project to address current
safety and congestion issues on Chichester and also address potential future impacts from the increased
capacity expected on Route 322. PennDOT identified the one-mile segment of Chichester Avenue from
Laughead Avenue to Bethel Road/Thornton Road as a high crash location through the Statewide High
Crash Location Lists. The Chichester and Meetinghouse intersection is one of six key intersections
identified for safety concerns and proposed modifications. Other intersections within the study area
include Chichester Avenue and Johnson Avenue and Chichester Avenue and Columbia Avenue. In
addition, Chichester Township has identified the intersection at Chichester Avenue and Blueball Avenue
as a dangerous intersection that creates major delays and is in need of a redesign. Proposed safety
improvements in the study area include the following:
•

Installing traffic roundabouts at each of the following intersections:
o Pleasant Avenue/ 1-95 Ramp C Road (Southbound 1-95 on ramp)
o Johnson Avenue/ 1-95 Ramp A/ B Road (Northbound 1-95 off ramp)

•

Providing Safety improvements on Chichester Avenue corridor between 1-95 ramps and
Bethel/Thornton Road, including improvements at two signalized intersections of
Meetinghouse Road and Bethel/Thornton Road.

•

Updating signing and pavement marking along the corridor.

In addition to the Chichester Avenue Corridor Improvement Project, Wawa is in the process of
constructing right-of-way, sidewalk, and traffic lane improvements at Chichester Avenue and
Meetinghouse Road as part of their new development. Upper Chichester Township has also proposed
streetscape improvements on Chichester Avenue between Pleasant Avenue and Laughead Avenue. The
proposed improvements include new street furniture, landscaping, new and improved sidewalks,
signage, and bus shelters.
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8. Environmental & Cultural Resources
The Environmental and Cultural Resources Map presented in Figure 12 provides an overview of the
natural and cultural resources in the Boothwyn Town Center study area. Natural resources include
features such as waterways, parks and open space, and floodplains. Cultural resources refer primarily to
the built environment as it pertains to the historic development patterns in the Town Center.

8.1 Natural Resources
The Boothwyn Town Center is mostly built up but also has several natural areas that must be preserved
and enhanced as the Town Center is further developed. The most prominent environmental features in
the area include the natural boundaries of Naamans Creek and Marcus Hook Creek. Figure 12 shows the
presence of flood hazard zones along the creeks. Few if any structures, other than roads, encroach into
the flood zones. In an area as developed as Boothwyn, the creeks are vulnerable to contamination from
stormwater runoff that picks up pollutants from impervious surfaces. Poor stormwater management can
also lead to flooding. Drainage issues have been noted on Chichester Avenue from Malatesta to
Meetinghouse. The 2005 Multi-Municipal Comprehensive Plan identified McCay Avenue as an area with
significant street and property flooding.
The school properties make up the majority of open space in the study area. Other green spaces include
Gibbons Park, a small corner park at the intersection of Chichester Avenue and Meetinghouse Road,
which represents the central public space in the Town Center. Kingsman Road Playground, at the
northern edge of the Town Center, is the largest public park in the study area. A portion of the park is
planned for development as a new library, but the existing playground will remain. The park is currently
zoned Industrial. There is a large open wooded area located west of Lupi’s Pizza off Boothwyn Road. The
portion of this property in the study area is zoned PRD-Planned Retirement Community. The front open
space portion of Boothwyn Elementary School is also zoned PRD-Planned Retirement Community.
Additional open space includes green wooded riparian corridors along Naamans Creek and Marcus Hook
Creek.

Gibbons Park

Kingsman Road Playground
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Figure 12: Environmental and Cultural Resources

8.2 Historic and Cultural Resources
Figure 12 includes information from the Historic Resources Survey prepared by the Chichester Historical
Society. Historic resources include structures and areas that have been identified as historic by the
County, although many of these resources may not be included on the National Historic Register of
Historic Places. According to the survey, there are 41 historic resources in Boothwyn alone. Table 9
provides the list of resources that correspond to the numbered resources on Figure 12.
The Upper Chichester Township’s municipal code includes a historic preservation ordinance. The
ordinance includes a special demolition permit review process for structures listed on the Upper
Chichester Township Historic Sites Survey as prepared by the Delaware County Planning Department.
The ordinance allows for application of objectors to the demolition, which then requires a public hearing
and ruling by the Board of Commissioners.
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There is no historic commission in Upper Chichester Township to review and rule on historic structure
demolition applications. There are also no official historic districts or preservation regulations to
permanently protect historic resources.

Former Boothwyn School

Former Boothwyn Post Office
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Table 9: Historic Resource Key
Number
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42

Name
Talbot-Pennell-McCay Grist Mill
1861 Mill Rd
3116 Bethel Rd
Memorial Presbyterian Church
Earthwork
Baltimore & Ohio Railroad
St. Martin's Episocopal Church
Jeremiah C. Brown House
Chichester Friends Meeting
727 Meetinghouse Rd
Chichester Junior School
957 Meetinghouse Rd
Osborne House
2807 Chichester Ave
2635 Chichester Ave
1102 Mason St
2633 Sharpless Ave
Sharpless Forge
School 1/McCay Ave School
Boothwyn School
Boothwyn Farms Subdivision
1834 Meetinghouse Rd
1313 Meetinghouse Rd
Pierce Farmhouse
Boothwyn
Boothwyn Post Office
1303 Okiola Ave
2108-2110 Chichester Ave
2103 Chichester Ave
2101 Chichester Ave
1821-1827 Chichester Ave
1807-1811 Chichester Ave
1801 Chichester Ave
1800 Chichester Ave
1706 Chichester Ave
1702 Chichester Ave
532 W Laughhead Ave
Pennell-Broomall House
Broomall Homestead
Feldspar Quarry
Talbot House
2302 Meetinghouse Rd

Address
1800 Mill Rd
1861 Mill Rd
3116 Bethel Rd
3215 Chichester Ave
3333 Chichester Ave
700 Meetinghouse Rd
670 Meetinghouse Rd
627 Meetinghouse Rd
727 Meetinghouse Rd
925 Meetinghouse Rd
957 Meetinghouse Rd
1008 Galbraith Ave
2807 Chichester Ave
2635 Chichester Ave
1102 Mason St
2633 Sharpless Ave
1116 Meetinghouse Rd
1313 McCay Ave
1414 Meetinghouse Rd
1834 Meetinghouse Rd
1313 Meetinghouse Rd
2410 Chichester Ave
2323 Chichester Ave
1303 Okiola Ave
2108-2110 Chichester Ave
2103 Chichester Ave
2101 Chichester Ave
1821-1827 Chichester Ave
1807-1811 Chichester Ave
1801 Chichester Ave
1800 Chichester Ave
1706 Chichester Ave
1702 Chichester Ave
532 W Laughhead Ave
2230 Naaman's Creek Rd
2131 Meetinghouse Rd
2104 Euclid Ave
2036 Meetinghouse Rd
2302 Meetinghouse Rd
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9. Physical Assessment
The physical assessment of the Boothwyn Town Center study area includes general observations of the
overall condition of structures and infrastructure, as well as design considerations that are consistent
with the Town Center and Activity Corridor development and design guidelines recommended in the
Delaware County 2035 Land Use Policy Framework. The following are general observations on physical
and aesthetic qualities in the Town Center:
•

Buildings in the study area are generally in fair to good condition. There are a few structures
that are in poor condition, including the car wash / former gas station on Chichester Avenue and
Pleasant Avenue and two unsightly billboard frames on the same intersection. The fireworks
building on Johnson Avenue is in poor condition but is proposed for redevelopment.

•

Building facades vary along the commercial corridors. The variability is a positive, but some
facades and signs are dated and lack windows and transparency that are key features of town
center walkability.

•

Some commercial structures are vacant, most are not.

•

Housing units and commercial buildings tend to be older, mostly built in the 1950’s or earlier.
The varying styles of residential and commercial buildings is a positive aesthetic feature,
particularly the many historic structures in the study area. However, older building stock can be
expensive to maintain and, in some cases this has led to deterioration.

•

Housing options are not very diverse, most housing is single family. The two apartment
complexes in the study area are dated and in need of upgrades.

•

Business options are not very diverse. There is an overabundance of vehicle repair shops. Sit
down restaurants are in short supply, food options are primarily takeout. There are also a lot of
low-density residential uses on the commercial corridor.

•

Walkability on the commercial corridors is generally good as there are sidewalks along all of
Chichester Avenue and on most side streets. There are a few gaps on Meetinghouse Road and
no sidewalks on Bluebell Avenue. Sidewalk conditions vary throughout the study area, where
some are in very good condition and others are in very poor condition. Sidewalk widths also vary
throughout the corridor.

•

There are multiple surface parking lots with wide driveways that disrupt the walkability on
commercial corridors. There are several parking lots that are underutilized, dominate the fronts
of buildings, and not landscaped or screened from the sidewalk.

•

Although there are many people who walk in the study area, pedestrian activity is not robust for
a Town Center. Many of the uses on Chichester Avenue are very auto-centric and do not
enhance walkability.

•

There is a distinct lack of streetscape elements in the Town Center, including street trees,
decorative lighting, bus shelters, benches, banners, bike racks, trash cans, etc.
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•

There is no organization of on-street parking other than some posted signs and pavement
markings where it is prohibited. There is no specific or consistent indication along most of the
commercial corridors that on-street parking is permitted.

•

There are no accommodations for bicyclists on primary corridors in the study area.

•

Traffic congestion and safety is a problem in the study area, primarily on Chichester Avenue.
PennDOT has proposed several safety improvements to alleviate the issues. The awkward
alignment of the Blueball Avenue/Chichester Avenue intersection must be included in the safety
improvements.

•

There is no established brand or sense of identity, e.g., lack of signage, banners, etc., in the
Boothwyn Town Center. At the gateways of Chichester Avenue and I-95 and the CSX overpass,
there is no distinct sense of arrival in the Town Center.

•

There are several vacant and underutilized properties on Chichester Avenue and Meetinghouse
Road that provide significant opportunities for infill development.

•

The abundance of historic properties contributes to the beauty and uniqueness of the Town
Center, however goals for business expansion and development could jeopardize historic
preservation without adequate protections.

•

The Town Center has excellent vehicular regional access with the presence of the I-95
interchange and proximity to US 322.

•

There is a lack of transit options for residents. The only transit service in Boothwyn is the Route
119 SEPTA bus route, which has a frequency of about 1 hour between buses. The closest
regional rail station is the Marcus Hook Station, which is 1.4 miles away.

•

Recent new and proposed development in the Town Center indicates a strong market for
business expansion. However, without a vision and supporting land use regulations and design
guidelines, new development may not be consistent with the Town Center principles or the
community’s values.

10. Preliminary SWOT Analysis
SWOT analysis is an exercise that identifies strengths, weaknesses, opportunities, and threats of a
community. The SWOT analysis is used to help inform the community vision. Strengths are community
traits that can influence positive outcomes. Opportunities are community traits that provide the most
influence for positive community change. Weaknesses are community traits that are harmful to the
community’s image and safety. Threats can influence harmful outcomes if negative traits are left
unchecked. The Preliminary SWOT Matrix in Table 10 reflects a summary of strengths, weaknesses,
opportunities, and threats based solely on the existing conditions analysis. The final SWOT analysis will
be based on input from the community engagement process to take place in the next stage of plan
development.
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Strengths

Weaknesses

• Moderate population growth

• Lack of diverse housing options

• Stable middle incomes

• Traffic safety issues

• Projected diversity growth

• Gaps in sidewalk network

• Increasing housing value

• Varied sidewalk widths and condition

• Excellent vehicular access

• Lack of bicycle accommodation

• Good pedestrian / sidewalk access

• Lack of brand and identify

• Good traditional residential housing stock
• Excellent historic character and resources

• Diversity of business options/lack of sit down
restaurants

• Good physical framework to support Town
Center design concepts

• Lack of transit options

• Lack of streetscape elements
• Building condition at gateways
• Drainage and flooding issues
• Auto-centric character on Chichester Ave
• Lack of adequate historic resource protection

Opportunities
• Vacant and underutilized properties/new
development opportunities
• Several development applications
• Proposed traffic and corridor improvements
• Proposed adjacent streetscape
improvements
• New library – community anchor
• Marketing historic brand and identity

Threats
• Historic resource demolition
• New development inconsistent with Town
Center standards
• Home ownership percentage has decreased and
is projected to decrease slightly over the next
five years.
• Competition from more active town centers in
the region
• Becoming a generic highway commercial
corridor
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