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1.0 INTRODUCTION 

1.1 PROJECT BACKGROUND 

The Hudson Philadelphia Complex is a proposed mixed use development at 17th and Chancellor 
Streets in Philadelphia.  The proposed development is anticipated to include a 310-room Hudson 
Hotel, a 173-car underground parking facility, and approximately 11,840 square feet of leasable 
retail space.  The first two levels of the 13-story development will be primarily retail space, and a 
rooftop restaurant and terrace will sit atop it.  The location is currently the site of a 4-story parking 
garage, a flower shop, a nail salon, and Little Pete’s diner. 
 
The development property is currently zoned CMX-4 (Center City commercial mixed use), which 
allows for a building that covers the entire lot to be a maximum of 5 stories tall.  The property is 
located adjacent to the CMX-5 (Center City Core commercial mixed use) district, the densest 
commercial zoning district.  Parcels that are zoned CMX-5 are permitted, as of right, to develop 
visitor accommodations with a maximum Floor Area Ratio (FAR) of 1200%, meaning that a 
building covering the entire lot can be thirteen stories tall.   Parcels to the south of the 
development property are zoned CMX-3 (community commercial mixed use).  
 

FIGURE 1:  STUDY AREA ZONING MAP 

 
 
 
In order for the development to be approved, the property must be rezoned or granted a variance 
by the Zoning Board of Adjustment.  The local neighborhood association is the Center City 
Residents Association (CCRA).  The CCRA has developed a policy to guide their position on how 
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to treat applications that deviate from the current zoning and seek a change by ordinance.  The 
policy states that, in addition to other mandatory provisions, the project must meet at least one of 
five criteria, which may be supported by an independent study.  These criteria are: 
 

a) The project is of genuine civic, public, cultural or aesthetic importance. 
 

b) The project brings facilities/businesses to the neighborhood that are otherwise 
underserved within the neighborhood, as of the time of the proposed development, 
and which are unlikely to be supplied through a conforming project within the area. 

 
c) The non-conformity from the zoning code associated with the project will have no 

substantial adverse effects on the surrounding community (including – without 
limitation– the project’s effect on traffic, congestion, pollution, trash, noise, view), other 
than the fact of the noncompliance with zoning, with due allowance for any steps the 
proponent will take to mitigate any negative effects or consequences from the project. 

 
d) The benefits of the project to the surrounding community clearly and significantly 

outweigh any negative impact on the surrounding community, with due allowance for 
any steps the proponent will take to mitigate any negative effects or consequences 
from the project. 

 
e) Based on the nature of the surrounding properties and other relevant characteristics, 

CCRA determines that the subject location is incorrectly zoned and that, if the location 
were correctly zoned, the project would be by-right (including applicable bonuses) in 
all material aspects. 

Econsult Solutions, Inc. (ESI) was asked to prepare a report to provide information that would 
help the CCRA assess whether criterion c) or criterion d) have been met.  This report addresses 
the existing conditions on the site, provides information about the proposed future conditions at 
the site, and addresses the changes between the existing and proposed conditions.  The report 
also outlines the data, our data collection and analysis methodology, and our conclusions. 
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2.0 EXISTING CONDITIONS 

2.1 LAND USE 

The property at 17th and Chancellor Streets is a narrow block in Center City bounded by 16th, 
17th, Chancellor, and St. James Streets, one block away from Rittenhouse Square. The 
Rittenhouse Square neighborhood is high-density and in-demand, popular among residents and 
tourists for its high-end residential buildings and luxury hotels, retail and restaurants.  The three 
largest land uses in the Rittenhouse Square neighborhood are transportation (excluding streets 
and sidewalks), medium density residential and high density residential.1  Respectively, these 
land use categories account for 38%, 16%, and 13% of the total land use for the neighborhood as 
a whole.  The high percentage of land use dedicated to transportation is largely because of 
commercial parking lots.  In the immediate vicinity of the site, there is relatively less single-
purpose parking, though there are many off-street spaces within one block of the site. 
 
 

  FIGURE 2:  PROPOSED DEVELOPMENT SITE  
 

 
 
 
 
 
 
 
 

                                                
 
1 PCPC Philadelphia2035: Central District Plan. Land Use. 2012.  
http://phila2035.org/wp-content/uploads/2012/09/CentralMemo_LandUse5.8.12.pdf 
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FIGURE 3:  CONTEXT OF THE PROPOSED DEVELOPMENT SITE 
 

 
 

 

FIGURE 4:  CURRENT STREET LEVEL VIEW 
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2.2 TRANSPORTATION NETWORK 

Chancellor Street currently serves primarily as a service street, providing access to the two 
parking garages on Chancellor Street.  St. James Street serves almost exclusively as a service 
street.  With a very narrow right-of-way, the street sees little traffic.   
 
ESI surveyed the development area to collect primary data via an in-person traffic count on 
Chancellor Street during peak AM and PM hours (8 to 10 am and 3 to 5 pm) on November 24, 
2014.  Cars that turned down Chancellor Street from 17th Street were counted, in addition to cars 
that parked in or departed from the garage currently located at the development site (the primary 
garage) or the garage located across the street at 1617 Chancellor (the Icon garage). 
 
Between 8 and 10am, 204 cars turned down Chancellor Street, of which 99 parked in the primary 
garage and 43 parked in the Icon garage.  Between 3 and 5pm, a total of 121 cars drove down 
Chancellor Street, with 40 turning into the primary garage and another 10 turning into the Icon 
garage.  More than 70 percent of the afternoon traffic was attributed to the vehicles departing the 
parking lots.  
 

TABLE 1: TRAFFIC CIRCULATION ALONG CHANCELLOR STREET, BETWEEN 16TH AND 17TH 

 

Time Period 
Cars Traveling 

Chancellor 
 Entering Primary 

Garage 
Entering Icon 

Garage 

8:00-9:00am 100 53 21 

9:00-10:00am 104 46 22 

TOTAL 204 99 43 

    
3:00-4:00pm 47 11 3 

4:00-5:00pm 74 29 7 

TOTAL 121 40 10 

 
 
According to our observations, a majority of the vehicles traveling Chancellor Street sought 
parking spaces from one of the two garages, and vehicles traveling Chancellor Street without 
turning into a parking garage were often city-owned vehicles.  Almost half (49%) of the vehicles 
traveling Chancellor in the morning parked in the primary garage.  Between 8:45 and 9:15am, 
drivers turning into the primary garage experienced a queue; several of the drivers, so as to avoid 
the wait, parked instead in the 1617 Chancellor garage.   Because Chancellor Street dead-ends 
at both 16th and 17th Streets, there is very little through traffic. 
 
Taxis constantly circulate the study area to service hotels.  Based on our independent 
observations centered on Walnut and South 17th Street, a significant portion of local traffic during 
the weekday morning rush hour is queued taxis seeking customers at one of the neighboring 
hotels or apartment buildings.   
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Foot traffic along Chancellor Street between 16th and 17th is minimal, largely due to the lack of 
active uses along the street.  Walking and cycling is prevalent in other parts of the study area, 
and the SEPTA bus system serves the neighborhood extensively. 
 

2.3 PARKING 

In 2010, the Philadelphia City Planning Commission (PCPC) conducted a parking capacity study 
across Center City to determine how much off-street parking was being used in parking lots and 
garages with more than 30 spaces during periods of peak parking demand.  PCPC found that in 
the Rittenhouse Square neighborhood only approximately 66% of surveyed parking spaces were 
occupied during peak hours.  PCPC has stated a district-wide goal of encouraging the 
replacement of deteriorated Center City parking lots with active residential and commercial uses.2 
 
With a concentration of active uses near the development site, including many hotels and 
restaurants, there may be a higher demand for parking in the immediate neighborhood.  ESI 
conducted an independent study of parking availability in the area immediately surrounding the 
development, bounded by 18th, 15th, Chestnut, and Spruce streets.  The total parking supply, not 
including the parking currently provided at the primary lot, is estimated to be approximately 3,800 
parking spaces.  This figure includes approximately 265 on-street parking spaces and 
approximately 3,500 off-street parking spaces.  There are a number of off-street parking garages 
in the immediate area that provide valet and/or self-parking service.  The Penn Warwick lot 
located across 17th from the development site provides public and hotel parking for the Radisson 
Plaza Warwick hotel. 
 

                                                
 
2 Philadelphia City Planning Commission. Philadelphia 2035: Central District Plan. Adopted in June 2013. 
http://www.phila.gov/CityPlanning/plans/District%20Plans%20Library/Central_DP_FINAL.pdf 
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FIGURE 5: OFF-STREET PARKING FACILITIES IN THE DEVELOPMENT AREA (CAPACITY) 
 

 
 

TABLE 2: PARKING SUPPLY IN STUDY AREA 2 

 

Type Spaces 3 

On-Street 265 

Off-Street 3,528 

Total 3,793 

 

2.4 QUALITY OF LIFE 

There are additional quality of life issues concerning the property, including streetscape, trash 
handling, and retail servicing. 
 

 Despite the proximity of the property to Rittenhouse Square, and its location within the 
densest district of the city, the streetscape along Chancellor and St. James streets lacks 
activity and foot traffic.  The street-level façade across Chancellor Street consists of a 
parking garage and limited retail. 

 

                                                
 
3 

Study area is bounded by 15th, 18th, Chestnut, and Spruce streets. 
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 Trash storage and collection at the development site is currently handled at the dumpsters 
located along St. James Street.  These dumpsters are stored outdoors and are visible 
from the public right-of-way, as shown in Figure 4. 

 

FIGURE 6:  TRASH STORAGE ON ST. JAMES STREET 
 

 
  
 

 The kitchen of Little Pete’s opens up to Chancellor Street, where it receives service 
deliveries.   
 

FIGURE 7:  LITTLE PETE’S SERVICE ENTRANCE ON CHANCELLOR STREET 
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 The existing uses generate noise from car operations and occasionally from late night 
visitors to the famed Little Pete’s.  There is substantial ambient noise from street traffic 
and ventilation and other mechanical equipment on nearby buildings. 
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3.0 NEIGHBORHOOD IMPACT ANALYSIS 

3.1 LAND USE  

Redeveloping the property from a structured parking garage into the proposed development will 
reduce the proportion of land use in Rittenhouse Square dedicated primarily to transportation 
purposes, and will supply the neighborhood with more active commercial uses.  The new 
structure will make more intense use of the land than the existing structure, and will be 
approximately 165 feet tall.  Many surrounding buildings are significantly taller than the proposed 
structure, including the recently renovated 25-story apartment building, Icon 1616, which is 
located across Chancellor Street, facing Walnut Street. 
 

FIGURE 8:  RENDERING OF PROPOSED BUILDING 
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3.2 TRAFFIC  

The entrance of the Hudson Hotel will be located on Chancellor Street, adjacent to the 
underground parking entrance and exit.  Loading and queuing will occur on the south side of 
Chancellor Street.  With a cartway width of approximately 19 feet, Chancellor Street is wide 
enough for a queuing / taxi lane and a travel lane.4  The plan turns approximately 161 feet of 
existing loading space along the north side of Chancellor into a travel lane in order to create a 
loading zone in front of the proposed development.   
 
The mixed-use development will continue the conversion of what is largely a service road into a 
more pedestrian-oriented street that serves hotel drop-off and loading purposes.  The removal of 
the structured parking garage currently on site will reroute some of the present-day traffic volume 
to other parking garages in the surrounding area, freeing up additional road capacity for hotel-
related traffic and taxi queueing.  The net effect will be a decrease in traffic compared to existing 
conditions.   
 
The new hotel and retail uses will generate new traffic, both for the smaller, primarily accessory 
hotel garage and for pick-up and drop-off.  It is expected that a portion of the current congestion 
on S. 17th Street that results from taxi queues will reroute in order to service the new hotel on 
Chancellor.  Because of the low traffic volume, queuing operations on Chancellor Street should 
be much smoother than existing queuing on 17th Street. 
 
Chancellor Street is not overloaded with traffic today and it is not expected that the proposed use 
will overload the street with traffic.  St. James Street will continue to function as a service road 
and will operate as the trash collection route for the mixed-use development.     
 
   
 

FIGURE 9:  SITE PLAN 

 
 

                                                
 
4 Philadelphia Complete Streets Design Handbook, Mayor’s Office of Transportation and Utilities.  
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3.3 PARKING 

The proposed development entails the removal of a 66,150 square foot parking garage that 
supplies approximately 400 parking spaces (which is equivalent to approximately 9% of the total 
parking supply in the area bounded by 15th, 18th, Chestnut, and Spruce streets).  The streets plan 
will entail the relocation of an existing handicapped parking space at the corner of Chancellor and 
17th.  A new 2-story underground parking garage will provide approximately 173 parking spaces, 
many of which will serve the new commercial uses introduced by the project.  The net parking 
reduction will be more than 230 spaces because of hotel and retail use.  It is expected that some 
spaces will be available for public parking.  The mixed-use development will be a movement in 
the direction of PCPC’s goal of replacing excess parking capacity with new development that 
improves the public realm.5  In addition, there are many thousands of additional spaces within 
one additional block. 
 
The current garage has traffic peaks that coincide with the beginning and ending of the workday. 
It also has a limited amount of evening / theater traffic.  The proposed hotel parking is more likely 
to be spread out throughout the day.  Further, guests who arrive for multi-day visits may not use 
their car at all during the visit, decreasing traffic from the current state. 
 

3.4 QUALITY OF LIFE  

The proposed development will affect many quality of life concerns, many of them in positive 
ways. 
 

 The streetscape surrounding the development will be enhanced.  Improvements to the 
public realm include a conversion of the building façade from predominantly structured 
parking to a combination of the hotel entrance, restaurant and retail space, and parking 
entrance/exit.  Sidewalks and street furniture, such as decorative street lighting and tree 
pits, will be new.  Since the hotel entrance will be on Chancellor Street, pedestrian activity 
will increase significantly on the street.  This enhancement will reinforce the added vitality 
that a planned Pizzerria Vetri will bring to the north side of Chancellor Street. 

 

 Trash storage will move inside.  The proposed building will have a climate controlled trash 
handling room.  Dumpsters from the building that currently sit on James Street will be 
relocated to include the trash storage room.  This relocation will simultaneously remove 
them from view and limit odors that come from them.  Trash will be picked up via St. 
James Street, and the dumpsters will be out of sight except during pickup. 

 

 Service deliveries to the hotel and retail stores will be done primarily via St. James Street.  
The current ground floor plan shows the receiving area on St. James Street next to the 
trash storage facility.  Daily deliveries will be made to supply the development with fresh 
food and linens.   

 

                                                
 
5 Philadelphia City Planning Commission. Philadelphia 2035: Central District Plan. Adopted in June 2013. 
http://www.phila.gov/CityPlanning/plans/District%20Plans%20Library/Central_DP_FINAL.pdf 
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 Impacts on the level of noise will likely be minimal.  Since the development will be 
replacing street-level retail, including a busy 24-hour diner, the noise impact from the retail 
and restaurant space at the first two floors will likely be similar to the current noise level.  
There is concern regarding noise impacts from the rooftop restaurant and lounge.  Further 
investigation is required to better understand the potential for rooftop noise, but we note 
that there are rooftop venues at the Hotel Monaco at 5th & Chestnut and at the Continental 
Midtown at 18th & Chestnut, among others, and we are not aware of noise issues 
surrounding those venues.   
 
The city’s noise ordinance protects the quality of life of nearby residents by deterring 
unreasonable noise and vibration.  Similar to other non-residential developments, uses at 
the proposed development will be prohibited from creating sound that exceeds 5 decibels 
above background level measured at the property boundary of the nearest occupied 
residential property.6  The ordinance also prohibits sound that exceeds “3 decibels above 
background level measured at the property boundary of any hospital, nursing home, 
house of worship, courthouse, school, library or day care facility.”  Failure to comply with 
the noise ordinance warrants graduated penalties that begin at $100-300 for the first 
offense and rise to $500-700 for a fourth, or subsequent, violation.   

                                                
 
6 City of Philadelphia, Bill No. 050749.  http://www.phila.gov/health/pdfs/air/Noise_Bill_050749.pdf 
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4.0 SUMMARY 

The mixed-use Hudson Philadelphia Complex will revitalize a block of Rittenhouse Square that 
currently hosts an aging above-ground parking structure.  It will improve the quality of life in the 
immediate area and enliven the streetscape along Chancellor Street.  Table 3 compares existing 
and planned future conditions for the identified areas of concern: 
 

TABLE 3: SUMMARY OF COMMUNITY DEVELOPMENT IMPACTS 

 Current Future Change 

Land Use Structured parking with 
some retail uses.  Aged 
building showing signs of 
vintage.  Approximately 4 
stories 

Mixed use - Hotel, retail and 
underground parking. New 
structure, approximately 13 
stories 

Improvement in condition of 
the structure, and increase in 
height 

Traffic Traffic is generally 
attributed to parking 
garages and service 
vehicles 

Traffic primarily for hotel 
and retail.  Parking demand 
will likely be more evenly 
spread throughout the day.  
Fewer spaces implies less 
overall parking related 
traffic 

Unclear on net impact, though 
likely a decrease.  Traffic is 
not expected to increase 
significantly compared to 
current conditions and there is 
a strong likelihood that it will 
decrease.  Taxi cabs are 
expected to increase. 

Parking Off-street parking in the 
neighborhood operates 
below capacity 

Immediate area parking is 
reduced by approximately 
9% 

Parking supply is reduced.  
Given the large number of 
spaces in the vicinity, this 
reduction is not anticipated to 
significantly affect the local 
parking market 

Quality of Life Streetscape along both 
Chancellor and St. James 
Streets is bleak, especially 
along St. James. 

Chancellor becomes more 
pedestrian-oriented, and St. 
James remains a service 
road, though improved 

Improved 

Trash Dumpsters on St. James 
Street 

Interior, climate-controlled 
storage 

Effective elimination of visible 
trash attributable to the 
property 

Service Service for retail handled 
on street 

Service moved to loading 
area along St. James 

Increase in service visits, but 
significantly improved 
handling 

Noise Current traffic, ambient 
and “Little Pete’s” noise 

Traffic, limited restaurant, 
and ambient noise.  Also 
potential for noise from 
rooftop use 

Ground level should be 
comparable to current 
conditions.  Similar venues do 
not have known issues with 
rooftop noise 
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5.0 SOURCES 

Center City Residents’ Association (“CCRA”) Legislative Zoning Policy. 
 
City of Philadelphia, Bill No. 050749.  http://www.phila.gov/health/pdfs/air/Noise_Bill_050749.pdf 
 
Philadelphia City Planning Commission. Philadelphia2035: Central District Plan. Land Use. 2012.  
http://phila2035.org/wp-content/uploads/2012/09/CentralMemo_LandUse5.8.12.pdf 
 
Philadelphia City Planning Commission. Philadelphia 2035: Central District Plan. Adopted in June 2013. 
http://www.phila.gov/CityPlanning/plans/District%20Plans%20Library/Central_DP_FINAL.pdf 

 
Philadelphia Complete Streets Design Handbook, Mayor’s Office of Transportation and Utilities. 

http://phila2035.org/wp-content/uploads/2012/09/CentralMemo_LandUse5.8.12.pdf
http://www.phila.gov/CityPlanning/plans/District%20Plans%20Library/Central_DP_FINAL.pdf

