1. GATEWAY AREA: Located at the
intersection of First Avenue and
Lincoln Highway, new infill multi-
story buildings provide a presence to
give form to the entrance of the Central
Business District.

2. G.O. CARLSON SITE: The critical
first step is to extend the city’s historic
pattern of walkable blocks and streets
throughout the site, weaving the area
back into the fabric of downtown
and creating the opportunity for four
blocks of urban development within
the heart of Coatesville. Avoid the
superblock and the proliferation of
glass and steel. Embrace the historic
character of the place, connect to the
Brandywine, and enjoy being a part
of downtown.

3. ISG Lukens Site:  Citizens
see the Lukens site as extremely
important to Coatesville’s history
and future identity, but view change
as inevitable. Extend the city’s street
grid and block structure into areas
of new development. Honor the
connection between the mill and
city’s history by preserving elements
of the rolling mill that can act as the
centerpiece for heritage tourism.
Provide public outdoor space. Connect
to the Brandywine Creek. Adopt
architecture styles and materials that
blend with the historic character.
Bring buildings up to the sidewalks
along Lincoln Highway to create a
walkable streetscape.

4. MaIN St./LINcoLN HIGHWAY: Create consistently
high quality, active retail shop fronts along the main
street. Conduct an in-depth retail market study to target
and support tenants that contribute to a lively, attractive
downtown streetlife. Recruit cafes, bagel shops, coffee
shops, delis, and restaurants, and promote downtown as
a dining destination with a main street atmosphere. Enact
code changes that foster a main street atmosphere with
outdoor café seating and allow one-story buildings to
be redeveloped as two- to six-story buildings with retail
space on the ground floor, parking behind, and offices or
residential above.

5. TRAIN STATION AREA: A renovation to the train
station, which includes restoring the station, introducing
an elevator, re-facing the bridge, and adding a transfer
area for buses, could create an important transportation
center for Coatesville and the region. Locating parking
for the train station involves delicate trade-offs. Parking a
few blocks away from the station provides the opportunity
for small business to take advantage of the foot traffic.
Another option would be a parking garage adjacent to
the train station, but concealed by liner buildings with
retail activity. The two most important actions are to
restore SEPTA service and protect and improve the
urban quality of the streets and building fabric.

6. THIRD AVENUE CORRIDOR: Because Third Avenue
links the train station, Lincoln Highway, City Hall, and
the school and park, it is one of Coatesville’s most
important streets. Redevelopment activities along this
corridor should reinforce the street’s importance and
transform it into an “A” level street.

7. Cmy HawL AREA: Some of the future development
proposed around City Hall (recreation center, daycare)
should be re-oriented to create a pedestrian-friendly
streetwall with buildings facing Third Ave., a key
corridor leading to the main street and train station. The
entry to the gymmnasium, pool, and basketball court
could be on Third Ave, with a drive-through entry to a

secure courtyard
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for the police station. A future addition of a traditional
council chamber would face a small urban square. All
new construction should line the perimeter of the blocks
and conceal parking lots.

9. DesiGN GUIDELINES: In order to protect and
capitalize on Coatesville’s historic character while @
embracing infill and redevelopment that can bring

new vitality to the city, basic design guidelines were

crafted for mixed-use buildings in the downtown

and in residential neighborhoods. In order to give

citizens confidence that new development will

enhance and complement historic Coatesville it will be

essential to hire a consultant skilled in New Urbanism

to build on these guidelines and craft an in-depth

form-based code.
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8. NortH HiL NEIGHBORHOOD: In response to
citizens’ desire to preserve the scenic hilltops surrounding
Coatesville, development should be set back from the
ridgeline by 100 feet and the tree line maintained. An
existing plan for the North Hill was adapted to create
a traditional walkable neighborhood with a mix of
housing with retail, office, live-work buildings, and civic
space in a neighborhood center.




STRATEGIC IMPERATIVES

After years of decline, Coatesville is once again experiencing growth
pressures, offering the city an opportunity to imagine a new future for itself.
The charrette analysis and design work resulted in six strategic imperatives
necessary to secure the desired future.

1. CONCENTRATE ACTIVITY

Revitalize and leverage the tremendous value
of Coatesville’s historic main street and historic
properties by concentrating new development,
events, and other activities in and near the
downtown.

2. MARKET THE COATESVILLE BRAND
Develop a brand identity for Coatesville that will
attract tourists to visit, young professionals and
families to live and work, and businesses to locate.
Build on the area’s natural and historic assets to
enhance identity.

3. PROTECT AND LEVERAGE NATURAL
ASSETS

Protect the views of the hillsides and hilltops that
overlook the city. Protect and improve views and
access to the creek.

4. BUILD TO RE-VALUE HISTORIC ASSETS
Preserve and re-use historic buildings. Require new
construction to be compatible with existing urban
character.

5. PROTECT AND STRENGTHEN THE
RESIDENTIAL NEIGHBORHOODS

Guide future development to reinforce the
neighborhood structure.

6. MAINTAIN AND ENHANCE TRANSIT
Promote Coatesville’s internal transit connections
and transit accessibility to the region.

Together, these actions leverage Coatesville’s
considerable assets and give shape to proposed and
future development. Ideally, Coatesville will direct
most of its new development efforts into its historic
and walkable center. Coatesville’s center is the key
to its future success, and it is what sets Coatesville

apart from competing suburban areas.
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A Summary Of The
Charrette Report And Urban Design Plan
For Coatesville, PA
Produced By
The Knight Program In Community Building
University Of Miami School Of Architecture
And The Citizens Of Coatesville

How can we bring about a genuine rebirth for downtown Coatesville and
avoid the terrible fate experienced by so many historic towns undone by
insensitive development that “destroyed the village in order to save it”?

To address this question the City of Coatesville invited the Knight Program
in Community Building to engage community leaders, business interests,
property owners, department heads, and the citizens of Coatesville in a
town planning and design process. The Knight Program conducted a series
of meetings that took place over several months, culminating in a charrette
- an intensive, six-day community design workshop held in October
2003. During the process, more than 500 citizens and community leaders
discussed challenges, opportunities, and goals for Coatesville’s future. The
Knight Program team consisted of multi-disciplinary professionals from
throughout the country, graduate students, faculty, and consultants.

The Knight Program team listened closely to citizens’ hopes, needs,
and concerns. The design team then translated this information into
recommendations and alternatives presented in illustrated plans, sketches,
and detailed full-color drawings in a transparent visual language for people
to consider and respond to. The objective of the entire process was to
produce recommendations to guide future development so that it blends
sensitively with existing neighborhoods and honors the unique history and
character of Coatesville.

The results were assembled and edited into a 58-page report delivered
to the city. This brochure highlights the report’s major strategies and
recommendations. The full report is available on the Knight Program
website: www.arc.miami.edu/knight.

Coatesville is a city with an enviable setting, a historic downtown and
neighborhoods, good proximity to major markets, and diverse and
committed citizens. Coatesville’s future success depends on maintaining
what is unique about the city and enhancing its assets with sensitive infill
construction and redevelopment.

To access the full report, see www.arc.miami.edu/knight



