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Aston Vision Plan Goals

• Create Value (increase property values / Increased business activity)

• Improve motorized and non-motorized transportation

• Market Aston as  a very desirable place to live and do business

• Create memorable streetscapes and civic spaces  - improve aesthetics

• Preserve and enhance existing residential neighborhoods



Aston  
• Located between existing and future development areas

ASTON

Chester

Media 

Franklin Mint 

Granite Run Mall

Swarthmore 

Newtown  Square 

Brinton Lakes



VISION PLAN COMPONENTS

• Market Analysis / Opportunities 
• Business Development & Retention
• Land Use, Zoning  & SALDO 
• Transportation
• Community Facilities
• Town and Gown
• Housing 
• Gateways / Aesthetics
• Culture and The Arts
• Aston Identity / Brand / Marketing
• Action Plan (who / what / when / how)



Markets Examined

 Retail
 Rental Housing
 Office
 Industrial
 Entertainment
 Hotel



Background Demographics

Area 2000 2010
2000-2010 

Change
% 

Change
Aston Township 16,203 16,592 389 2.4%
Delaware County 550,864 558,979 8,115 1.5%
U.S. Census Bureau

Population



Background Demographics

Area 2010 2020 2030 2040
2000-2040 

Change
% 

Change
Aston Township 16,592 16,663 16,910 16,980 388 2.3%
Delaware County 558,979 560,989 567,978 569,982 11,003 2.0%
DVRPC

Population Forecast



Background Demographics

Area 2000 2010
2000-2010 

Change
% 

Change
Aston Township 5,978 6,091 113 1.9%
Delaware County 216,978 222,902 5,924 2.7%
U.S. Census Bureau

Housing Units



Background Demographics

Area 2000 2010
2000-2010 

Change
% 

Change
Aston Township 5,838 5,945 107 1.8%
Delaware County 206,320 208,700 2,830 1.2%
U.S. Census Bureau

Housing Occupancy



Background Demographics

Housing Vacancy

Area 2000 2010
2000-2010 

Change
% 

Change
Vacancy 

Rate 2010
Aston Township 140 146 6 4.3% 2.4%
Delaware County 10,658 14,202 3,544 33.3% 6.4%
U.S. Census Bureau



Background Demographics

Housing Owner‐Occupancy

Area 2000 2010
Ownership 
Rate 2000

Ownership 
Rate 2010

Aston Township 5,186 5,357 88.8% 90.1%
Delaware County 148,384 147,212 71.9% 70.5%
U.S. Census Bureau



Retail Market

Trade Area



Retail Market

Retail Supply

 Estimated annual sales: $131.14 million

Retail Category # of Stores
Community-Serving Goods/Services 69
Full-Service Restaurants 12
Apparel 2
Home Furnishings 3
Other Specialty Goods 9
Other Retail Stores 7

Total 102



Retail Market

Retail Demand

Population/Income Trade Area
Population (2012) 16,641
Per Capita Income (2012) $32,426
Aggregate Income (2012) $539.60 million
Aggregate Income (2014) $558.99 million

Consumer Expenditures/Retail Demand $221.00 million



Retail Market

Retail Supply and Demand Characteristics

Major Category
Study Area 

Demand
Study Area 

Supply
Study Area 

Gap/Surplus
Total Retail Sales (in millions) $221.00 $131.14 $89.86

Motor Vehicle and Parts Dealers $5.09 $1.81 $3.28
Furniture and Home Furnishings Stores $6.97 $2.05 $4.91
Electronics and Appliance Stores $6.52 $3.08 $3.44
Building Material, Garden Equipment Stores $35.46 $29.42 $6.03
Food and Beverage Stores $39.89 $17.66 $22.23
Health and Personal Care Stores $16.47 $16.98 ($.51)
Clothing and Clothing Accessories Stores $16.21 $12.89 $3.31
Sporting Goods, Hobby, Book, Music Stores $6.81 $3.27 $3.54
General Merchandise Stores $38.37 $9.45 $28.92
Miscellaneous Store Retailers $9.33 $2.48 $6.85
Foodservice and Drinking Places $36.28 $27.91 $8.37
Personal Services $3.59 $4.13 ($.54)



Retail Market

Retail Market Potential

 Electronics store
 Clothing stores: men’s, women’s, children’s
 Sporting goods store
 Hobby store
 Gift/novelty store
 Specialty food store
 Full‐service restaurants

 Potential would capture full‐time residents and students



Rental Housing Market

Rental Housing Supply

Arrowhead 
Court

Hidden Valley 
Terraces

Brandywine 
Manor

Concord Court

Valley Brook



Rental Housing Market

Rental Housing Supply

Concord Court – 3701 Concord Road (84 units)

1 BR (615 SF): $950/month (none available)

2 BR (850 SF): $1,065/month (none available)

Laundry in every unit, upgraded kitchens, storage

Valley Brook – 5001 Pennell Road 

1 BR (732 SF): $825/month

2 BR (764 SF): $950/month

Laundry center, wall‐to‐wall carpet, large closets



Rental Housing Market

Rental Housing Supply
Hidden Valley Terraces – 777 Cherry Tree  Road

1 BR (650 SF): $795/month (none available)

2 BR (700 SF): $925/month (1 available)

3 BR (850 SF): $1,195/month (none available)

Upgraded kitchens/baths, patios/balconies, storage

Brandywine Manor – 785 Cherry Tree Road

1 BR (650 SF): $750/month (1 available)

2 BR (750 SF): $900/month (none available)

Renovated interiors, laundry center, large closets



Rental Housing Market

Rental Housing Supply
Coventry at Glen Mills (244 units)

1 BR (813–1,140 SF): $1,275‐$1,575/mo. (6 avail.)

2 BR (1,050‐1,215 SF): $1,659‐$1,671/mo. (8 avail.)

3 BR (1,486 SF): $2,163/month (1 avail.)

Upscale interiors, pool, sun deck, club room, fitness center

Windsor at Brandywine Valley (280 units)

1 BR (886‐1,000 SF): $1,460‐$1,535/mo. (2 avail.) 

2 BR (1,157‐1,240 SF): $1,620‐$1,755/mo. (2 avail.)

3 BR (1,407 SF): $2,075/month

Upscale interiors, pool, coffee bar, fitness center, tennis court



Rental Housing Market

Rental Housing Potential

 Market is strong for affordable rental product
 Luxury rental product nearby has relatively high occupancy  
 Could be opportunity for higher‐quality product in Aston
 Aging complexes offer potential for future redevelopment as 

market permits; incentives could assist



Office Market

Office Market Supply

4513 Pennell 
Road

240 Bridgewater 
Road

450 Cherry Tree 
Road

4610 Pennell 
Road 2901 Dutton Mill 

Road



Office Market

Office Market Supply – Class A

2901 Dutton Mill Road

6,000 SF available (17% vacancy)

$Negotiable/SF (modified gross lease)

Newer facility with state‐of‐the‐art technology



Office Market

Office Market Supply – Class B
4610 Pennell Road

4,000 SF available (44% vacancy)

$13/SF (modified gross lease)

Renovated space, new façade and windows, new HVAC

4513 Pennell Road

2,000 SF available (34% vacancy)

$14/SF (NNN lease)

Remodeled interior, highly visible location, several offices

Additional Class B space available totaling 10,000 SF



Office Market

Office Market Potential

 Office vacancy rate is relatively high:
 2901 Dutton Mill Road: 17% vacant
 Class B properties: 16% to 44% vacant

 Brokers suggest that Aston is not a strong office market
 Additional traditional office space is unlikely
 There’s reportedly demand for health services in Aston
 Could be opportunity for clinic/medical office space in conjunction 

with Neumann or Main Line Health (Riddle Hosp.)



Industrial/Flex Market

Industrial/Flex Market Supply

4 Crozerville Road

120 Concord Road

3033 Market 
Street

10 Crozerville 
Road

210 Bridgewater 
Road

142 Conchester 
Highway

7 Crozerville 
Road

6 Mt. Pleasant 
Drive



Industrial/Flex Market

Industrial/Flex Supply 
210 Bridgewater Road

12,685 SF available 

$8.75/SF (NNN lease)

Built in 2008, furnished office space, 4 loading docks

120 Concord Road

19,500 SF available (8% vacancy)

$7.50/SF (NNN lease)

Built in 2009, 8 drive‐in bays



Industrial/Flex Market

Industrial/Flex Supply 
10 Crozerville Road (Rolling Hills)

9,200 SF available 

$5.50/SF (NNN lease)

Office space, dock and drive‐in loading, move‐in ready

7 Crozerville Road (Rolling Hills)

5,000 SF available (48% vacancy)

$8.57/SF (modified net lease)

Well‐maintained, private office/reception area, 2 bays



Industrial/Flex Market

Industrial/Flex Potential

 Industrial vacancy rate is relatively low for newer space:
 120 Concord Road: 8% vacant

 Brokers suggest that Aston is a strong industrial/flex market
 Existing land for new quality industrial/flex is limited
 Rolling Hills Industrial Park increasingly for smaller industries
 Opportunity exists for expanded industrial/flex on and around 

closing sewage treatment plant



Industrial/Flex Market

Industrial/Flex Potential

Sewage treatment 
plant

Area could be 
redeveloped for 
industrial/flex

Separate access to 
Bridgewater Rd.



Entertainment / Cultural Market

Uses Examined
 Arts Center
 Performance Venue
 Bowling Center
 Movie Theater
 Mini Golf Facility
 Indoor Sports/Entertainment Facility



Entertainment/Cultural Market

Arts Center

 Hold classes, exhibitions, events, studios, rental opportunities
 Several exist in the area:

 Darlington Arts Center – Garnet Valley
 Community Arts Center – Wallingford
 Creative Arts Center – Chadds Ford
 Delaware Center for the Contemporary Arts – Wilmington
 Various other smaller venues nearby

 Rockdale Art Center proposed for Aston
 Will host classes, and house studios



Entertainment/Cultural Market

Arts Center Potential

 Growing arts community in and around Aston
 Existing artist studios at Heron Crest
 Aston resident is pursuing Rockdale Arts Center

 Space has been secured
 Community interest/support is strong

 Opportunities may exist to expand to other spaces
 Potential to partner with local institutions ‐ cultural, historical, 

educational (Neumann)



Entertainment/Cultural Market

Performance Venue
 Theaters, music halls, concert venues
 Several exist in Delaware County:

 Fred Meagher Theater (300 seats) – Neumann University (home of Delaware County 
Symphony)

 Hedgerow Theatre (120 seats) – Media
 Media Theatre (500 seats) – Media
 Pearson‐Hall Theatre (762 seats) – Swarthmore College
 Players Club of Swarthmore (300 seats) – Swarthmore
 Stage One (300) – Wallingford
 Dudley Theatre (300) – Cheyney University
 People’s Light & Theatre (340 seats) – Malvern
 Upper Darby Performing Arts Center (1,650 seats) – Upper Darby
 Tower Theater (3,120 seats) – Upper Darby

 Live shows now taking place at Sun Center Studios



Entertainment/Cultural Market

Performance Venue Potential

 Many venues in and around Aston
 Venues cover all ranges of sizes
 Most profitable theaters are the largest
 Tower and Sun Center will capture this market



Entertainment/Cultural Market

Bowling Center

 Several exist in Delaware County:
 AMF Conchester Lanes (32) – Upper Chichester
 MacDade Bowl (35) – Ridley
 Sproul Lanes (30) – Springfield
 Playhouse Lanes (16) – Drexel Hill
 Wynnewood Lanes (24) – Ardmore
 Liberty Lanes (20) – Millbourne

 Several more bowling centers within 15 miles in  Wilmington, 
Philadelphia, Chester County



Entertainment/Cultural Market

Bowling Center Potential

 U.S. standard is 1 lane per 3,150 people
 157 lanes in Delaware County
 County could support 177 but 451 within 15 miles
 Conchester Lanes in Upper Chichester is very close
 Aston is not likely a location for an additional bowling center



Entertainment/Cultural Market

Movie Theater

 A few exist in Delaware County:
 AMC Granite Run (8) – Media
 AMC Marple (10) – Springfield
 Regal Cinemas Edgmont Square (10) – Newtown Square

 Several more movie theaters within 15 miles in Wilmington, 
West Chester, and Conshohocken



Entertainment/Cultural Market

Movie Theater Potential

 U.S. standard is 1 screen per 8,065 people
 28 screens exist in Delaware County
 County could support 69; there are 65 within 15 miles
 Could be opportunity for additional theater in Aston
 Models exist for smaller and non‐profit venues and movie/ tavern 

concept



Entertainment/Cultural Market

Mini Golf Facility

 A few exist in Delaware County:
 King’s Island Mini Golf – Garnet Valley
 Putt Putt Golf and Games – Clifton Heights
 Oasis Family Fun Center – Glen Mills

 Several more movie theaters within 15 miles in Wilmington, West 
Chester, Downingtown, and Conshohocken



Entertainment/Cultural Market

Mini Golf Facility Potential

 King’s Island at Maplezone is close
 Downingtown has two courses; not unusual
 Aston is a recreation destination with Ice Works, others
 Recreation market in area will grow with Sun Center Studios 

expansion
 Could be opportunity for mini golf facility in Aston



Entertainment/Cultural Market

Indoor Sports/Entertainment Facility

 A few exist very close by:
 Ice Works – Aston
 Bette’s Fun Center ‐ Aston 
 Maplezone – Garnet Valley
 Sky Zone Trampoline Park – Glen Mills

 Several more facilities exist in the region (PA, NJ, DE)



Indoor Sports/Entertainment Facility Potential

 Many centers of all types exist in the area
 Former Tri‐State Sports Center is now Sun Center
 Maplezone, others have likely captured this demand
 Not likely significant demand for additional venues in near 

future

Entertainment/Cultural Market



Hotel Market

Hotel Supply

 Several of desired quality exist within 15 miles:
 Best Western Plus – Concordville
 Staybridge Suites Brandywine Valley – Concordville
 Hampton Inn and Suites – Chadds Ford
 Wyndham Garden – Glen Mills
 Crowne Plaza Wilmington North – Claymont, DE
 Best Western Plus at Widener U. – Chester
 Radnor Hotel – Wayne
 Wayne Hotel – Wayne
 Airport‐area hotels
 Wilmington hotels



Hotel Market

Hotel Potential

 Sun Center Studios proposing 200‐room hotel by 2016
 This will likely capture any current demand
 Could be potential for future hotel depending on Sun Center 

growth and Neumann needs



Summary of Market Opportunities

 Retail: several types of stores
 Electronics
 Clothing (men’s, women’s, children’s)
 Sporting goods
 Gift/novelty
 Specialty foods
 Full‐service restaurants

 Rental Housing: limited higher‐quality/higher‐rent product
 Office: limited medical office/clinic
 Industrial/Flex: expanded quality industrial/flex 
 Hotel: not immediately



Summary of Market Opportunities

 Arts Center: currently being pursued
 Performance Venue: not likely with Neumann and Sun Center
 Bowling Center: not recommended
 Movie Theater: smaller non‐profit venue or movie/tavern type 
 Mini Golf: potential exists
 Indoor Sports/Entertainment: largely exists already



Market Analysis / Recommendations 
Questions ?



• Action Plan (who / what / when)

• Short Term, Intermediate and 
Long Term Actions

• Assign Responsibilities to 
Committed Partners

• Identify Funding Sources for 
“Seed” & Catalyst Projects

• Cultivate and Recruit Private 
Sector Partners



Aston, PA



Linglestown, PA



Newtown, PA



Unionville, PA



Marshall’s Creek, PA



Aston, PA

























Preliminary List of Recommendations 

• Market Analysis / Opportunities 
• Business Development & Retention
• Land Use, Zoning  & SALDO 
• Transportation
• Community Facilities
• Town and Gown
• Housing 
• Gateways / Aesthetics
• Culture and The Arts
• Aston Identity / Brand / Marketing
• Action Plan (who / what / when / how)



Suggested Priorities

Early implementation projects
Shows that things are happening 

Create new opportunities for redevelopment
Zoning / Incentives / Partnerships

Transportation Improvements
Flip side of Economic Development
There is $$ for these improvements

Community Facilities 
Twp. Building / Public Works / Comm. Ctr. /  Parks

Neumann University
Role in The Future of the Community?



TCDI Application submitted to DVRPC 
Transportation & Community Development Initiative

• Advance Vision Plan into a Comprehensive Plan Update

• Create zoning overlay districts along Pennell & Concord

• Feasibility Analysis for Five Points Traffic Circle 



Next Steps 

This presentation and preliminary recommendations list to be posted to 
Township Web Site

Consultant Team to work with Staff and Vision Plan Committee on 
refinements to recommendations

July 22 and Aug 8 - Vision Plan Committee meetings to review, refine and 
expand recommendations

Sept 18 – Public Meeting #3 – Draft Vision Plan Presentation

Sept 18 – October 15, Draft Plan Review period – public comment

October 16 – Vision Plan Committee Meeting  - final revisions

November 6 – Public Meeting #4 - Final Vision Plan presentation





COMMENTS AND QUESTIONS

Peter Simone 
Psimone@simonecollins.com
610 239 7601

Justin Keller
Jkeller@simonecollins.com
610 239 7601

Chris Lankenau
Claneknau@urbanpartners.us
215 829 1901

John Granger
JGranger@astontownship.net
215 494 1636  x 4


