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Executive Summary

The Concord Pike (US 202) Corridor Master Plan represents the opportunity to define the future of this
important corridor in New Castle County, Delaware. Stretching from Wilmington to the Pennsylvania State
Line, this master planning effort focuses on a six-mile stretch that consists of mostly auto-oriented retail,
service, and shopping-related development, with some office and institutional uses. Bordered by diverse
neighborhoods to the east and single-family neighborhoods and open space to the west, Concord Pike (U.S.
202) is an important arterial for the area.

Concord Pike is primarily designed for vehicular traffic and is not inclusive of pedestrians, bicyclists, or transit
riders. Consisting of a mostly six-lane street section, the corridor acts as a barrier disconnecting the east and
west sides. Basic facilities, such as continuous sidewalks, crosswalks, and landscaped areas are lacking in
many areas. The streetscape is fragmented by numerous curb cuts, making Concord Pike an unsafe
environment for pedestrians. The study area is also characterized by suburban development patterns that
create large amounts of underutilized land.

While Concord Pike is a vital connection for vehicles, the corridor has the potential to transform in a way that
better accommodates all modes of travel while also serving as an attractive, multimodal street that supports
the broader economic and development objectives of the surrounding areas.

In an effort to promote economic growth, diverse land uses, access to jobs, public transit ridership, bicycle
and pedestrian access and safety, environmental sustainability, and community vitality, the Wilmington Area
Planning Council (WILMAPCO) joined with the Delaware Department of Transportation (DelDOT) and New
Castle Countyob6s DusetadevelogthetConerdrd Pika (W8 202) Corridor Master Plan.

EXISTING CONDITIONS

U Approximately 97,000 people live along this stretch of the US 202 corridor. About 10,000 work here.
If current trends continue, these numbers will significantly increase.

U Properties zoned for commercial uses form the core of the study area, with residential areas along
the east and west boundaries. Parks and open space directly adjoin many residential developments
on the west side.

U The corridor averages 45,500 to 55,550 vehicles per day.
U The corridor is auto-centric with limited pedestrian and bicycle infrastructure.

U East-west transportation connections are lacking between communities, forcing vehicular and
pedestrian traffic onto Concord Pike. Currently, the primary routes are north-south between the PA
state line and Wilmington.

U A wide range of community
centers, schools, and various
institutions are located within
the study area. Notably, these
include the Brandywine
YMCA, Siegel Jewish
Community Center,
Wilmington University,
Widener University, and
Nemours/Alfred |. duPont
Hospital for Children.
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REAL ESTATE AND MARKET ANALYSIS

U Future housing growth, particularly in multi-family rental and for sale, mixed-income housing, and
senior housing is projected given underlying demographics and socioeconomics.

U The retail sector is stable with no net new development projected.

U Future development of the Astra Zeneca site, expansion of Wilmington University's campus, and the
development of Brandywine Country Club will drive small tenant retail, office, and housing

development.

COMMUNITY ENGAGEMENT

The project partners employed robust and continuous community engagement throughout the planning
process, which began with small group discussions with key stakeholders. This included faith leaders,
business owners, civic organizations, and county and state officials.

The broader public visioning and feedback process
included five well-attended public workshops, as well as
an online outreach campaign that included two online
surveys and two virtual public workshops. We spoke with
hundreds of individuals throughout the process who
shared their vision and concerns for the corridor, which
are reflected throughout the plan.

The community engagement process, paired with the
site analysi s, established
identified and prioritized the primary community needs,
and provided guidance in developing and refining the

pl ands recommendati ons.

Community needs identified in order of importance
include:

Online Survey Results

Common Themes: What could improve your quality of life in the
Concord Pike Corridor?

Reduced
traffic/
congestion
29%

More
green space/
open space/
streetscaping
14%

Top 8
Responses
out of 216

Safer
pedestrian
options/
crosswalks
12%

Safer
bicycling
options

12%

No new
development/
redevelopment
/ preserve
open land
10%

Slower traffic/ traffic
calming/ camera

enforcement
8%

Better traffic
flow/
management
8%

Redevelop
older/vacant less
attractive structures
6%

Concord Pike Corridor Master Plan

U Reduced congestion on Concord Pike, especially during peak periods and weekend shopping periods

U Safer pedestrian and bicycle crossings on Concord Pike

U Preservation of green/open spaces within the study
area

U Protection from overdevelopment along the corridor

U Improved pedestrian and bicycle connections
between neighborhoods and shopping areas

U Improved pedestrian and bicycle connections to
open space and parks

U Preservation of existing neighborhoods from new
development

U Redevelopment of older, poorly maintained
commercial areas along the corridor
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RECOMMENDATIONS

For transportation, the overall vision is to take a multimodal approach to consider all modes: walking, taking
the bus, biking, and driving. This approach will help to create a more walkable environment, developing
connections between the businesses along Concord Pike and the surrounding neighborhoods. Incorporating
additional bicycle & pedestrian facilities will enhance connectivity to surrounding land uses and support
economic vitality. In addition, one of the key challenges for the corridor is to strike a balance between creating
better east/west pedestrian movement while maintaining safe speeds and vehicular traffic flow.

No major bicycle facilities are planned on Concord Pike, as the traffic volumes and speeds make it unsuitable
for bike lanes and the right of way (ROW) is too constrained to create buffered bike lanes or separate
sidepaths on most segments. Numerous sidewalk/sidepath recommendations have been suggested
throughout the study area which will need to be prioritized in greater detail after endorsement of the plan. The
capacity or value of a street is more than the number of cars it can handle; it can also encourage pedestrian
activity, enhance connections to surrounding land uses, and support economic vitality.

Some other key initiatives include:

U Create more walkable environments, both between the businesses on Concord
Pike and to/within surrounding neighborhoods

U Establish strategies to reduce speeding and relieve heavy traffic

U The pedestrian/bicycle trail system should be expanded to effectively serve and
connect neighborhoods with both recreational and commercial areas providing safe
and more efficient connections throughout the corridor. Potential projects should be
evaluated to ensure that less complex and expensive concepts can be designed for
early implementation.

U A wide range of intersection improvement options which provide a range of
alternatives should be provided for Concord Pike.

U Pursuing the feasibility of multiway development (which separate through traffic from
local traffic) at four locations along the corridor, as well as potential local connector
roads which would be recommended at several potential redevelopment areas to
improve safety and local circulation.

For transit, the overall goal is to make transit easier to use and more efficient during the peak periods during
the week, and to extend service later into the evenings and on the weekends. Some key initiatives include:

U Keep buses on Route 202, avoiding circuitous routing into retail areas, and improving
commute times

U Improvements to bike/pedestrian environment near transit stops
U Better east-west pedestrian connections between heavily used stops

U Explore service extension into lower Chester/Delaware Counties

The land use recommendations are organized under the Guiding Principles which identify overarching, best
practices for achieving a more successful and sustainably built environment on the 202 corridor. More detail
on these concepts on transportation and land use can be found in Chapter 3: Concepts &
Recommendations.
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NEXT STEPS

The proposed recommendations will be implemented individually, with different timeframes, dependent on
the cost and complexity of the project. More details on implementation are provided in Chapter 4. Currently,
no funding has yet been apportioned to implement recommendations and some of the recommendations
will require further, more detailed, study.

The community has voiced concerns that a 30-year plan may not bring needed improvements soon enough
to serve the aging population. An important goal of this plan is to focus on implementing lower cost, short-
term improvements that have strong community support. DelDOT has been a valuable partner in this
planning process and their staff have helped to evaluate potential projects to assure that less complex and
expensive concepts can be designed for early implementation.

Generalized Agency Responsibility Matrix

. WILMAPCO
High Cost Regional
s S S Transportation
Plan (RTP)
2 _ DelDOT CTP,
© | Medium WILMAPCO TIP,
o
o9 Cost SS DTC 5-year
o business plan
=
©
3
DelDOT,
£ |LowCost] "L "
a S Operations
Short- Medium-
Long- Term
Term Term
(8+ years)
(1-3 yrs.) (3-8 yrs.)

Projected Project Phasing Timeframe

This Master Plan is based on careful analysis and a robust public outreach process. It is an essential first

stepto achievei mpl ement ati on of t he ¢ ommun irdagh@re suppogis on . Cont i
necessary to accomplish these goals. WILMAPCO recommends that a Corridor Monitoring Committee be

established to aid with the prioritization and implementation of projects, and to continue coordination with the

community that will ensure a true partnership.
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PROJECT OVERVIEW AND PROCESS

In an effort to envision future land use and transportation needs along Concord Pike (US 202), the Wilmington
Area Planning Council (WILMAPCO) undertook a corridor study and long-range master plan. Stretching
approximately 6 miles from the City of Wilmington to the Pennsylvania border, the study area included the
adjacent lands east to Talley Road and west to Brandywine Creek. The master planning effort was led by
WILMAPCO and its agency partners, the Delaware Department of Transportation (DelDOT) and the New
Castle County Department of Land Use (NCC LU) with the consultant team of Design Collective and Toole
Design Group.

The Master Plan, and Transportation and Traffic Analysis efforts involved an extensive, multi-phase, public

process that engaged the community and key stakeholders to establish a shared vision. The final
recommendations outlined in this do-temmmgewth by evaldatingthee| p g ui
potential for redevelopment. Implementation of these recommendations will leverage opportunities to promote

economic growth, diverse land uses, access to jobs, public transit ridership, bicycle and pedestrian access

and safety, environmental sustainability, and community vitality.

The Concord PikeCor ri dor functions as the areads main thorough
Pennsylvania and Wilmington. The corridor is a job center hosting a variety of commercial business types.
Concord Pike is alisnai nh et aeamatydiréstagraits, retail, and major institutions.

Concord Pike is surrounded by a wide-range of residential neighborhoods and serves as a focal point for

these communities as well as a regional commercial draw. A variety of schools, churches, community centers,

park and recreational amenities exist along the corridor. The area is challenged by dated retail development,

large areas of impervious pavement, and underutilized properties. Currently, this segment of Concord Pike is

auto- oriented, with limited capacity for pedestrians and cyclists, and forms a barrier between the land uses to

the east and west.

The US 202 Study Area Market Assessment (2017), produced by W-ZHA, is a document previously produced
for the corridor and provides information regarding existing corridor conditions; trends and future market
dynamics; and the strength of future markets for office, retail, and residential uses. The Concord Pike (US
202) Corridor Master Plan references this study and develops a set of analyses and recommendations to
guide roadway improvements, address the streetscape within the public right-of-way, inform the market
feasibility of future development, and implement a common vision for the Concord Pike corridor and adjacent
properties. The full Market Assessment report can be found in Appendix E.

The Master Plan has been endorsed by WILMAPCO and New Castle County as a guide for future
redevelopment along the corridor. The recommendations provide guidance for future land uses and
conceptual improvements that will benefit all modes of transportation. Implementation will require more careful
consideration and will be phased as funding becomes available.

The planning partners and project team began this master plan with some fundamental goals.

PROJECT GOALS & OBJECTIVES
U Build upon Market Assessment to create a sustainable commercial environment and an attractive
multimodal corridor

U Incentivize economic development, including mixed-use and mixed-income development
0 Examine land uses and recommend zoning adjustments

U Recommend roadway improvements that organize vehicular traffic and promote and enhance the use of
alternative transportation

U Improve accessibility and safety for pedestrians and bicyclists
U Consider environmental impacts due to physical land use and transportation improvements

U0 Provide a voice for community concerns and desires for the area
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SCOPE OF WORK

In June 2018, the consultant team, WILMAPCO, New Castle County, and DelDOT began the development of
this Master Plan. The Master Plan development process approach was based on tasks to effectively examine,
envision, and create a set of recommendations for the study area.

TASK 1: IDENTIFY ISSUES, OPPORTUNITIES AND CONSTRAINTS

A series of analysis maps were compiled and used to review the existing and planned land use,
transportation, and demographic conditions and constraints for Concord Pike. In July of 2018, the project
team launched the public engagement process by hosting a public information session to provide an overview
of the analysis that had been completed. Approximately 200 community members attended. In August of
2018, the analysis diagrams, GIS data, and aerial imagery were cross-referenced by the consultant team
through various site visits to explore and better understand the existing conditions of the study area.

TASK 2: COMMUNITY VISIONING

In November 2018, the project team held a
public visioning workshop, with approximately
100 attendees, to outline a vision for the future
of Concord Pike. Following the Workshop, the
project team conducted focused stakeholder
interviews with agency representatives, county
and state representatives, developers, business
owners, residents, and other stakeholders to
further understand their viewpoints. Additionally,
a WikiMap (an online mapping tool) was
launched to provide an opportunity for the
community to provide additional input.

TASK 3: DEFINE ASSUMPTIONS AND
POTENTIAL SCENARIOS FOR ANALYSIS
A second public workshop was conducted in
March of 2019 to collect valuable insights from
those who live, work, and visit the corridor. At
this workshop, one goal was to present and
receive feedback on conceptual network plans
that addressed pedestrian, bicycle, and
vehicular connections across and beyond the
study area. The project team also presented and
received feedback on a range of land use and
transportation alternatives for the likely
redevelopment areas and key intersections
identified as Focus Areas. The network and
focus area alternative plans were based on land
use, zoning, transportation, and environmental
analysis; economic analysis review;
opportunities and constraints; and agency and
stakeholder input.
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TASK 4: MODEL SCENARIOS AND COMPARE RESULTS

Short and long-term redevelopment scenario concepts were developed based on the aspirations expressed
by the community and stakeholders. This was balanced with the market analysis, job forecasts and land use
regulations.

Toole Design Group, the traffic and transportation consultant for the project, completed a traffic analysis of
Concord Pike that examined hourly speed and volume data, intersection data, turning movements, traffic
signal information, and road geometry information received from WILMAPCO and DelDOT. This data was
used to model traffic operations of existing and proposed lane configurations. Modeling scenarios included
existing baseline traffic conditions for the morning and evening peak periods and projected traffic growth to
2050. Transportation Scenarios included:

0 AExisting Conditiontd
changes

U0 REmmced Vehicle Net

U AEnhanced Pedestriar)
Net wor ko

0 fMMultimodall mpr ovement s o

Using information from the public workshops
and the traffic analysis modeling, various
transportation concepts for the corridor were
developed. Corridor-wide initiatives were
proposed to improve safety and access for
everyone, with attention given to two important
topics: the need to improve walkability and to
enhance access to and from bus stops. All
signalized intersections along Concord Pike
were studied. (The complete analysis results are
included in Appendix B.) Draft analysis results

P =] =4
AT

were reviewed at a third public workshop held in m 4"-1"

December 2019. A workshop held on April 1,

2020 was used to present the full results of the @_ =
traffic analysis, and the bicycle and pedestrian =g I8
network analysis, as well as to solicit community NN l// ‘
feedback.

TASK 5: FINALIZE PREFERRED ALTERNATIVE AND FINAL SCENARIOS

Based on community input and technical analysis, recommendations for corridor-wide multimodal
improvements and land use policy were formalized in this report. The steps needed for implementation of the
master plan elements are documented and all technical analysis are included in the Apendices. The Concord
Pike (US 202) Master Plan is a highly visual report detailing the tasks completed throughout 2019, the goals
identified by the community, and implementation strategies for improving the corridor.
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2.0 EXISTING CONDITIONS




History and Background

Historically constructed as a private toll road in the early 1800's, Concord Pike was a major route that
provided access to a number of farms and smaller factories that developed along Brandywine Creek.
Completed as a state highway in the early 1920's, Concord Pike was a two-lane road surrounded by a
patchwork of farms. It was designated as US-202 in 1934, running from the town of New Castle, DE to
Maine. This section of the roadway in Delaware was subsequently widened to a 6-lane major thoroughfare.

Today, Concord Pike (US 202) Corridor is primarily a 6-lane north/south commercial arterial connecting
Wilmington, Delaware to the Pennsylvania state line. The 6-mile stretch that is included in the master plan
study boundary is mostly auto-oriented retail, service, and shopping-related uses, with some commercial,
office, and institutional uses.

The eastern side of the study area primarily consists of diverse and stable residential neighborhoods, while
the west includes single-family residential neighborhoods, undeveloped open space, natural amenities, and
farmland.

1957: Concord Pike (US 202) is widened and repaved

1962: Overhead signage installed along Concord Pike 1966: Concord Pike (US 202) is divided around Talleyville
(US 202)
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Figure 1: Concord Pike
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DEVELOPMENT PATTERNS

The development patterns in the study area are defined by larger commercial and institutional parcels that line
Concord Pike, with suburban, residential development primarily east of the corridor, and large, undeveloped
land areas consisting of parks and other recreational amenities to the west. Over the last 5 years,
redevelopment of older commercial properties has added density and, in some areas, mixed-use
development to the corridor.

pr—

The Charcoal Pit is an example of a small retail parcel with Concord Mall is an example of a large, commerical
surface parking that lines Concord Pike parcel that lines the corridor

2-{
Lasd o

WILMINGTON UNIV[RSITY

Wilmington University is one of multiple institutions that directly Typical residential housing located East of Concord Pike
fronts Concord Pike
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EXISTING ZONING OVERVIEW

LAND USE

Concord Pike (US 202) is primarily a commercial corridor, starting at Murphy Road and ending at the
Pennsylvania State line. Smaller parcels line a majority of the corridor's right-of-way with larger, big box and
mall development to the north. South of Murphy Road is primarily office, institutional, and open space. The
primary existing zoning designations that line Concord Pike (US 202) and promote commercial services and
employment centers are Commercial Regional (CR), Commercial Neighborhood (CN), and Office Regional
(OR). A range of Neighborhood Conservation (NC) districts that encourage neighborhoods and planned
residential communities are along the east side of the study area. The west side includes a large percentage
of land dedicated to Suburban Estate (SE), intended to encourage large, single-family lots and preserve
natural views that are characteristic to northern New Castle County.

The large commercial and institutional properties within the study area include Brandywine Town Center,
Concord Mall, Wilmington University, Widener University Delaware Law School, Astra Zeneca,
Nemours/Alfred I. duPont Hospital for Children, and Independence Mall.

To the south and west, the parks and recreational amenities include First State National Park, Brandywine
Creek State Park, Alapocas Run State Park, DuPont Country Club, and Rock Manor Golf Club.

Just off the corridor, north of Silverside Road, the Brandywine Country Club golf course closed in 2015 and
was purchased by a developer with the intent to redevelop. As of the adoption of this plan, no final plan has
been approved by New Castle County Land Use.

AstrZenec8ite NemoursklfedduRntHospitalorChilden

Brangwine Town Center
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STREET NETWORK

Interstate 95 forms the southern end of the study
area boundary at the City-County line. Concord Pike
(US 202) is a US Highway that runs north and south,
perpendicular to Interstate 95, between Wilmington
and the Pennsylvania state line.

Beaver Valley Road, Naamans Road, Powder Mill
Road, and Murphy Road are state highways that run
east and west connecting Concord Pike (US 202) to
surrounding neighborhoods and amenities.

Mt. Lebanon Road and Silverside Road are two
major collector roads at the heart of the study area
that run east and west.

Neighborhood streets are characterized by patterns
of suburban, residential development, with smaller
lots to the east and larger lots to the west. A greater
number of neighborhood streets connect to Concord
Pike between Murphy Road and Silverside Road on
the east side.

=4

Concord Pike's right-of-way predominantly consists of 6-8
travel lanes (top image) and numerous curb cuts
throughout the length of the corridor to provide driveway
access for individual businesses (bottom image)

Local Connector Streets such as Beaver Valley Road, Mt.
Lebanon Road, and Shipley Road (top image), are two
lanes. Shipley Road is one of the few streets that provides
dedicated bicycle right-of-way. Naamans Road, Silverside
Road, Powder Mill Road, and Foulk Road (bottom image)
are four lanes and typically include a median.

Typical Neighborhood Streets are two lanes and
accommodate parallel parking when right-of-way is wide
enough. Pedestrian sidewalks are not always present on
both sides of the cartway.

19| Page Concord Pike (US 202) Corridor Master Plan



Figure 3: Roadway Functional Classifications
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CONCORD PIKE CHARACTERISTICS
The corridor can be roughly broken into three segments, each with distinct characterics in both land use and

transportation.

Segment 1 - Naamans Road to Silverside Road

Segment 1 of Concord Pike is the northernmost section and is characterized by large, retail and institutional
frontage with expansive surface parking lots on both sides. This results in a limited number of curb cuts. The
average spacing between these access points ranges from 500 to 1,000 feet. Extensive open space and park

land exists beyond the frontage along the western side.
Figure 4: Concord Pike Segments
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Section 1: Intersection of Righter Parkway and Concord Pike
(Looking North)
Segment 2 - Silverside Road to Murphy Road
Segment 2 of Concord Pike is characterized by small,
retail frontage on both sides with a significant number of ‘
curb cuts and access to surface parking. The average 3 ;
spacing between these access points ranges from 100 to |

150 feet.

Section 2: Intersection of Prospect Drive and Concord Pike AN
(Looking North) / /e R

Segment 3 - Murphy Road to Interstate 95
Segment 3 of Concord Pike is at the southern end
characterized by large open space, recreational, office,
and institutional parcels on both sides. There is minimal
retail presence and, as a result, a limited number of
curb cuts.

Segment 3: Intersection of Pierce Road and Concord Pike
(Looking North)
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OPEN SPACE
The Concord Pike (US 202) corridor is characterized by an
expansive, green network that primarily exists along the
west side and southern end of the study area boundary.
Brandywine Creek runs along the western boundary
bisecting Brandywine Creek State Park and First State
National Park in the north and the Alapocas Run State Park
in the south. DuPont Country Club and Rock Manor Golf
Club are recreational amenities that are adjacent to the
state parks.

Alapocas Run State Park Rock Manor Golf Club

This system of open space offers a wide range of passive and active amenities throughout. However,
connectivity and visibility from the corridor is limited to the northern and southern ends. Concord Pike forms a
barrier to pedestrians and cyclists on the east side of the corridor.

First State National Park
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PEDESTRIAN AND BICYCLE FACILITIES

The Concord Pike study area has on-street pedestrian and bicycle facilities, which are located within the
neighborhoods and the open space network along the western side and southern end of the study area.
Currently, safe and accessible pedestrian and bicycle facilities along Concord Pike (US 202) are limited and
disconnected.

Figure 6: Existing Bike/Ped Facilities
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Pedestrian and bicycle facilities are primarily located off-road within and/or adjacent to parks, open spaces,
and institutional land. The only segment of Concord Pike with a dedicated multi-use path is adjacent to
Wilmington University at the intersection of Beaver Valley Road.

and Road and drends

Roc k|

Unimproved trail leading into First State National Park
near US 202.

Sidepath entrance into Devonshire County Park.
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LEVEL OF TRAFFIC STRESS ANALYSIS

A new analysis tool that was applied to this corridor was Level of Traffic Stress (LTS). This measure is
being used by DelDOT to better understand how comfortable streets are for bicycle riding. As traffic
speed, traffic volumes, lane configurations, and space for cycling become more intense, the LTS
increases, representing a more dangerous or higher stress experience, and reducing the proportion of
people that may be comfortable riding a bicycle on that street. Level 1 is the best level, presenting little
traffic stress, demanding little attention from cyclists, and attractive enough for a relaxing bike ride.
Level 4, on the other hand, represents the most difficult conditions for riders.

A key component in the selection of types of multimodal improvements and their locations
will be the use of the LTS analysis to help prioritize improvements that will be most
beneficial to achieving the vision of the corridor. Ongoing engagement with stake holders
after plan adoption will be one of the early steps in moving these to implementation.

Table 1 Level of Traffic Stress
Level of i

Safe for children
to use; Usually

1 completely
separated from
auto traffic

; Photo by Bob Patten

Tolerated by most
mainstream adult
populations of

2 cyclists; Roads
with low volume
and low speed auto
traffic

Tolerated by riders
who are enthused

3 and confident;
Heavy traffic with
separated bike
facility

Only tolerated by
strong and fearless "‘*
riders; cyclists

4 must interact with
high volumes or
speeds of auto
traffic.
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Figure 7: Current Level of Traffic Stress (LTS)
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TRANSIT

Currently, the corridor is served by six transit routes. Routes 2 and 35 are the most popular. They also
provide service to nearly the entire corridor. Many of the corridor's bus stops do not provide shelter,
seating, signhage, or bike accommodations. They are fairly nondescript and there is no buffer provided
from Concord Pike. Many of the bus stops are not located near a safe point to cross Concord Pike,
which makes access to these stops a challenge and deters first-time transit users.

Figure 8: Existing Transit Routes
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TRANSIT RIDERSHIP

Using ridership data provided by DART, a sampling of ridership data from May 2018 of Weekday
Inbound riders,indicates that most of the activity takes place in the northern portion of the corridor.

Locations with the highest clusters of ridership are concentrated around Brandywine Town Center,
Brandywine Commons, and the Concord Mall.

Figure 9: Existing Transit Routes

NOTE: Ridership is classified as the
total number of riders who board and
depart the bus at each stop
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