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Executive Summary

This report was completed during the Fall of 2011 as part of the

second year Historic Preservation Studio in the Graduate Program in
Historic Preservation at the University of Pennsylvania. It presents a
preservation plan for the Thaddeus Stevens School of Practice and
its adjacent property to the West. Located just north of City Hall at
the intersection of North Broad Street and Spring Garden Street, the
Thaddeus Stevens School is part of a rapidly changing area in the midst
of significant redevelopment. Built in 1926, this approximately 79,000
square foot school building incorporates both Art Deco and Gothic
elements, with its highly ornamented facade with polychromatic terra
cotta details setting it apart from other schools of the time. Designed
by Irwin T. Catharine, the Philadelphia Public School System’s chief
architect, it is the only school building in the city with its program and
interior layout.

The first section of the report provides a comprehensive history of
the school’s role in the Philadelphia Public School System, particularly as
it relates to the Normal School System of educating students to become

teachers. It covers the history of the development in the surrounding
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neighborhood, which leads to a discussion of the
contemporary context in which the Thaddeus
Stevens School sits. The second section examines
other development projects underway in the
neighborhood and the demographics of the area. A
discussion of the non-preservation related drivers
surrounding redevelopment of the site and the
identification of key stakeholders conclude the
section.

After framing the building and its site within
its historic and contemporary contexts, the
studio team created a statement of significance
that highlights the key elements that make the
Thaddeus Stevens School unique. The statement
of significance became the background from which
the team derived the building and site’s character
defining features. The team considered contextual
factors, the building’s character and the site’s
values in our approach to a preservation plan,

which is outlined in the preservation philosophy.

50 feet

Once the team had a sense of the most important
features of the building and site, we did several
studies of possible redevelopment schemes on
the west lot, examined many potential reuse
options, and performed an assessment of the
site in relation to the Secretary of the Interior’s
Standards for Rehabilitation. Instead of settling on
one recommended use and redevelopment plan,
the team chose to offer multiple options, with an
analysis of the strengths and weaknesses of each
option. This allows the plan to be adapted to the
specific needs of the developer, while identifying
the most important historic elements to preserve.
We present our findings and recommendations
in this report in hopes that it will serve as a guide
for the sensitive redevelopment of the Thaddeus
Stevens School of Practice and its associated
property so that it may continue to contribute
historic value to its neighborhood and continue to

serve the people of Philadelphia for years to come.




History

Positioned in solitude, decorously setback from the front streetscape

on its mid-block lot, and adorned on its crudely exposed western facade
by a highly regarded public mural, the Thaddeus Stevens School of
Practice (from hereon the Stevens School), which is located in lower
North Philadelphia, just to the east of North Broad Street and along the
North side of the 1300 block of Spring Garden Street, stands respectfully,
yet unfittingly, amidst a veritable sea of asphalt and parked cars. Unlike
anything that the school’s architect, Irwin T. Catharine, could ever have
envisioned, the Stevens School and its appurtenances—a decorative
wall and front fence—now stand together—unbuffered from the gritty,
ignoble, and verdureless neighborhood surroundings—as the only
survivors of what was once an entire block’s worth of late nineteenth-
to early twentieth-century fabric. Vacant and languishing, but not
entirely forgotten, the Stevens School currently awaits revitalization.
Interestingly, this former elementary school, although not constructed
until 1926, is historically embedded within a long, complex, and yet
inspiring system of public education in the city of Philadelphia. (Fig 1)

Technically, the Stevens School’s roots can be traced all the way back
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to December of 1818, when Philadelphia’s newly
created, “First School District of Pennsylvania,”
established the District’s, and thus, the State’s,
first official teacher-training school—the Model
School .

Although William Penn’s 1683 “Frame of
Government” for the new Commonwealth
included a legal provision for the education of
all children, it is important to recognize that for
nearly a century, little was done to actually found
institutions for public education.? Despite the fact
that in 1790 the Pennsylvania Legislature adopted
an amendment and thus, signed into law an article
that read, “The Legislature shall provide by law for
the establishment of schools throughout the State
in such a manner that the poor may be taught
gratis,” and regardless of the number of additional
legislative attempts made in the early years of the
nineteenth century to actually “erect and establish”
schools,® a truly free system of public education
would not be instituted in Pennsylvania until 1836.*
Between 1818 and 1836, however, the Controllers
of the Public Schools for the City of Philadelphia
(from hereon, the Controllers), directed the
construction of new District schools and oversaw
the general operations of these institutions.® The
Controllers, whose positions were established in
the 1818 Act that created the First School District
of Pennsylvania in Philadelphia County, operated
effectively despite the fact that the School District

was decentralized. As called for in the 1818 Act,

the Controllers founded a specific school within

Fig. 1: Present image of the school by Fabiana Mileo,
September 2011.

the District that could meet the State’s demand
for qualified teachers by inexpensively training
educators within the “public” school system.® As it
was specifically denominated in the Act, the school

was a Model School.

Model Schools and the Lancasterian System in

Philadelphia

Although new to the State of Pennsylvania,
and to the United States, the concept of a
model school was not entirely unfamiliar.” The
“professionalization” of the teaching discipline had
taken shape in Europe during the last quarter of the
eighteenth century and with this professionalization
came first the construction of model schools and
afterward, the establishment of Normal Schools.?
Initially, model schools functioned as schools where
the older students who were more advanced in
their studies, under the tutelage of a “master,”
could both learn and practice teaching.® Normal
schools, which developed over time, served the

purpose of furnishing students with theoretical
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training. These schools subsequently provided its
students-in-training opportunities to both observe
and practice teaching.®

Devised in London in 1798 by the Englishman
Joseph Lancaster, the Lancasterian System, which
appointed students to act as both monitors and
instructors of others, allowed for the inexpensive
inculcation of countless students whose parents
and caregivers were otherwise too poor to pay
for instruction.?(Fig 2) Lancasterian schoolhouses
were configured with several floors, each
evidencing one large open room that could, as
needed, be divided via either partitions or curtains.
This layout allowed the schoolmaster to either
section the building into a series of rooms where
student “monitors” could provide instruction, or,
when desired, allowed either him or her to oversee
all classes at once.*? (Fig 3) Immediately recognized
as meritorious, this inexpensive and easy to

implement educational model spread throughout

Fig. 2: “Joseph Lancaster,” K. Harkaway-Krieger, C. Sacchi, E.
Strandjord, Ohio State University. Last updated, June 3, 2007.
Accessed on September 22, 2011 at http://people.cohums.
ohio-state.edu/sacchi2/Barbauld/WEFLancaster.html.

Fig.3: “Inside View of a Lancasterian School...,” J.P. Wickersham,
A History of Education in Pennsylvania, (Lancaster PA: Inquirer
Publishing Company, 1886), 284.

England, Ireland, Scotland, and the British Colonies.
Even prior to the opening of the City’s Model
School, the Lancasterian method of education
had been implemented in several of Philadelphia’s
private schools that were endeavoring to educate
the poor.®®

On December 21, 1818, Pennsylvania’s first
Model School opened. This school combination
grade and grammar school, which was located in
downtown Philadelphia, initially operated under
the direction of the Joseph Lancaster.!* (Fig 4)
Within two months, a suitable female teacher was
attained and a separate department for girls was
subsequently opened.’®Although a very popular
school in the eyes of the public, just four years after
the Model School’s opening, the Controllers sought
to improve on what they considered to be defects
in the system.® Within the next five years, efforts
were made to replace the largely inexperienced

student monitors with older, more competent and

Fig. 4: “The Model School, East Side of Chester Street, North
of Race Street,” photographer Franklin Davenport Edmunds,
1913. From Franklin Davenport Edmunds, “Public School
Buildings of the City of Philadelphia From 1745 to 1845.
Philadelphia: Philadelphia School District, (1913), 56.
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qualified male monitors from a local public high
school. Termed “assistant tutors,” these young men
were being trained as Lancasterian teachers and
were considered “enlightened, [thus, able] to give
an effective character to the monitorial system.”?’
Still, female students who had completed their
education in the Model School were sometimes
hired back as monitors.*®

As time passed and as the District underwent
various shifts—stemming from both growth and
from advances in public education—the Model
School was reorganized time and again. By the mid-
1840s, the City’s, only high school, Central High
School for Boys was qualifying male teachers and
talks throughout the District focused on the need
for a girls’ secondary school. Also, by this time
both the State of Massachusetts and the State of
New York had instituted a Normal School to qualify
women as teachers.’ While many in Philadelphia
favored the creation of a public secondary school
for girls—an actual high school—the majority of
the District’s Controllers expressed a preference
for the creation of a City Normal School.?° A Normal
School, they argued, would satisfy the ever-growing
need for adequately trained, professional teachers

to staff the State’s public grammar schools.?!

The History of the Philadelphia Normal School
and Girls High

February 1, 1848 marked the date of the
Philadelphia Model School on Chester Street’s

official conversion to a Normal School for Girls.
No longer would those girls who were themselves
but pupils, or mere graduates of a grammar
school be qualified to inculcate other students to
be teachers.?? Instead, like their male colleagues,
students of the Normal School for Girls would
thereafter “acquire a practical knowledge of the
Art of Teaching under the instruction of their
proper Professors.”2Although founded as a public
institution, the Philadelphia Normal School for
Girls required that attendees first be screened,
via examination, so as to assure their proper
qualifications.?* It was also mandated that students
be tested upon the completion of their two years
of Normal School studies in order to assure the
public of their respective mastery of pedagogy and
their competency as teachers. With the creation
of the Philadelphia Normal School in 1848 came
also the restructuring of the former female model
grammar school into what was thereafter called a
“School of Practice.”?® Much like its predecessor,
the Model School, the School of Practice served as
test-lab where students in the advanced section of
their teacher-training program could gain valuable
in-the-field teaching experience.?®

It was intended that females enrolled in Normal
School classes would become teachers. Within
just five years, the Chester Street Normal School
was filled to capacity.?” Despite consternation and
ongoing dispute over whether or not Philadelphia
should have a high school for girls versus a
the ever-increasing demand

Normal School,
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to provide some form of higher educational
opportunity to females pressed the Controllers
to construct a new, larger school to house the
Normal School.?® Consequently, in 1853 a site
was chosen in the Northern Liberties section of
the City, along the south side of the 900 block of
Spring Street, and subsequently, a new school
building was constructed.?® This new building
functioned as the Girls Normal School through
1859, when the Controllers experimented with
the school’s curriculum and temporarily changed
the institution’s name to the Public High School
for Girls.®® (Fig 5) Frequent restructurings of the
curriculum and changes in name would highlight
this school in the public eye throughout the better
part of the next decade.*'Finally, it was settled
that the school would be called the Girls’ Normal
School, although after 1860 the school technically
offered a curriculum that was suited to both high
school and normal school studies.? The actual
length and structure of the School’s program,
however, is something that would continue to be
debated, revamped and eventually, extended.3?

In the Centennial year, 1876, a new, even
more commodious Girls Normal School opened
in lower North Philadelphia, at the northeast
corner of 17th and Spring Garden Streets.>* (Fig
6) Intentionally designed to be expandable, in its
original configuration, the building accommodated
eleven hundred Normal School and three hundred
Practice School students.?® Although immense

numbers of the School’s attendees were, in fact,

Fig. 5: Girls High and Normal School at 9th and Spring
Streets. Philadelphiana, “Schools, Public.” Franklin Davenport
Edmunds, photographer, 1912. Courtesy of the Free Library of
Philadelphia, Prints and Photographs Department.

Fig. 6: Girls High, 17th and Spring Garden Street N.E. Corner.
1933. Philadelphiana, “Schools, Public.” Photographer
unknown. Courtesy of the Free Library of Philadelphia Prints
and Photographs Department.

aspiring teachers, many dreamt of pursuing a
university degree in another subject. With no other
public institutional choices for higher education
in the City, however, many simply attended this
institution in an effort to pursue a course of higher
education that was otherwise inaccessible to
them.?® Still, severe space limitations prevented

countless females who graduated from the City’s
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grammar schools from attending the Normal
School.?” Despite ongoing remonstrations voiced
from within the School District surrounding a need
for a separate high school for girls, and despite
the 1887 Pennsylvania State law that called for
the admittance to high school all children under
the age of twenty-one, an actual high school for
females would not exist in Philadelphia until
1893.38 In the intervening years, however, more
classrooms were added to the fourth floor of the
building in an effort to accommodate additional
scholars. Then, in 1983, when the Philadelphia
High School for Girls and the Philadelphia Normal
School were finally separated—both physically and
pedagogically—the Philadelphia High School for
Girls became a four-year institution.? From then
on, females wishing to pursue teaching certification
at the Philadelphia Normal School for Girls were
required to complete a specific course of study at
the high school level that was designed to qualify

them for admittance to the Normal School.*

The Philadelphia Normal School for Girls at
13th and Spring Garden Streets

In 1893, the building intended to house the
Girls High and Normal School opened at the
corner of North 13th and Spring Garden Streets.*
This structure, designed by the School District’s
principal designer, Joseph Anschutz, replaced
the longstanding Spring Garden Commissioners’

Hall.*> Faced in solid granite, and massed all the

Fig. 7: Philadelphia Normal School for Girls. “1907 Girls
Normal School Rotograph Philadelphia PA PC.” Image accessed
on September 25, 2011, from http://www.ebay.com:80/
itm/1907-Girls-Normal-School-Rotograph-Philadelphia-PA-
PC-/350172362195.

way up to the lot lines along both 13th and Spring
Garden Streets, the new Normal School appeared
quite imposing.* (Fig 7) Even when it opened, this
edifice, which covers nearly one-third of the entire
1300 block of Spring Garden Street, failed to meet
the Normal School’s rapidly increasing enrollment
numbers. As a consequence, the building could not
provide the necessary space for a Department of
Observation and Practice large enough to serve
all of the teachers-in-training.** Just a year or so
prior to the opening of the new Normal School,
the School District had agreed to let rooms in the
neighborhood surrounding what then was the
Girls High and Normal School. These rented spaces
served as the training grounds—the transitional

Schools of Practice—for Normal School students.*
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Fig. 8: School of Practice, Number 3. Philadelphiana, “Schools, Public.” Franklin Davenport Edmunds, photographer, 1920. Courtesy
of the Free Library of Philadelphia, Prints and Photographs Department.

Fig. 9: “1331, 1333, 1335 Spring Garden Street: School of Observation and Practice Number 5.” Philadelphiana, “Schools
Public.” Franklin Davenport Edmunds, photographer, 1920. Courtesy of the Free Library of Philadelphia, Prints and Photographs

Department.

Fig. 10: “1319 Spring Garden Street: School of Observation and Practice Number 2.” Philadelphiana, “Schools Public.” Franklin
Davenport Edmunds, photographer, 1920. Courtesy of the Free Library of Philadelphia, Prints and Photographs Department.

Desirous of acquiring additional space that they
alone controlled, the School District, in 1895,
moved to purchase a private residence with the
intention of converting it into a full-time School of
Observation and Practice.* Fronting Spring Garden
Street and situated just steps to the west of the
Normal School, this modest three-story rowhouse,
number 1323, proved a convenient location for
this much needed educational facility. (Fig 8)

The year 1911 brought notable alterations to
the North side of the 1300 block of Spring Garden
Street. To satiate the Normal School’s growing
demand for enough Schools of Practice to serve its
burgeoning student-teacher population, the School
District purchased seven additional properties that
were nestled between the august Philadelphia
Normal School for Girls and the exotically faced and
domed Lulu Temple of the Mystic Shrine. Four of

these properties were lots that fronted Brandywine

Street, while the other three, numbers 1331, 1333,
and 1335 Spring Garden Street each evidenced a
modest, three-story rowhome.*” (Fig 9) Each home
was subsequently converted into an educational
facility housing between four and six classrooms.*
The following year, numbers 1319 and 1327-29
Spring Garden Street were also acquired by the
Normal School and used as Schools of Observation
and Practice.”® (Fig 10,
11) Even with all of the
Spring Garden Street
properties secured and
activated as Schools
of Observation and
Practice, demand for

additional, and more

Fig. 11: “1327-1329 Spring Garden Street: School of
Observation and Practice Number 4. Philadelphiana,
“Schools Public.” Franklin Davenport Edmunds, photographer,
1920. Courtesy of the Free Library of Philadelphia, Prints and
Photographs Department.
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appropriate space was mounting. Several Adjunct
Schools of Practice had been instituted in existing
school buildings in North Philadelphia to help
meet the demand for the classroom space and
the teaching environment necessary to provide
student teachers with the requisite experience to
qualify them as instructors.®® Unfortunately for
both the students of the Schools of Observation
and Practice, and for the Normal School teachers-
in-training, it would be another fourteen years
before the properly designed, ideally located
Thaddeus Stevens School of Observation and

Practice would be built.*!

The Thaddeus Stevens School of Observation

and Practice: History and Site Development

In 1926, the much-desired and long-anticipated
construction of the Thaddeus Stevens School of
Observation and Practice commenced.>? Designed
by the architect and Philadelphia School District
Superintendent of Buildings, Irwin T. Catharine, the
Thaddeus Stevens School resulted in the physical
embodiment of a design that was never again
reproduced within the City of Philadelphia.>® (Fig
12, 13) Extending a full four stories above a raised
basement and topped with a rooftop playground,
this structure related well to the overall height
of its thirty-four year old neighbor—the Normal
School. It also mirrored the style and patterning of
the Normal School’s fenestration. (Fig 15) Faced in

the finest of the Sayre and Fisher Brick Company’s

Fig. 12: Irwin T. Catharine. From Clippings Files, “lIrwin T.
Catharine, Philadelphia Public Schools. The Philadelphia
Bulletin, “I. T. Catherine Commissioned,” October 3, 1918.
Courtesy of Temple University’s Urban Archives.

Fig. 13: “Location of Types: Type Number 147.” Portfolios of
Grade Schools in Philadelphia, School Types, Number 147.
Courtesy of the School District of Philadelphia Administration
Building, Grade and Space Planning Office of Capital Programs.

Fig. 14: Thaddeus Stevens School East Elevation by the Author,
October 2011.

Grey Persian Run brick and highly embellished
with polychromatic terra cotta tile along both its
south and its north-facing facades, the building
truly stood out as a “model institution.”>* While

no one could deny the distinguished quality of

10
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Fig. 15: “Front Elevation: New Public School Building for the
School District of Philadelphia, Pennsylvania.” Portfolios of
Grade Schools in Philadelphia, School Types, Number 147.
Courtesy of the School District of Philadelphia Administration
Building, Grade and Space Planning Office of Capital Programs.

Fig. 16: “First Floor Plan: Thaddeus Stevens School of
Observation and Practice.” Portfolios of Grade Schools in
Philadelphia, School Types, Number 147. Courtesy of the
School District of Philadelphia Administration Building, Grade
and Space Planning Office of Capital Programs.

the Thaddeus Stevens School, the four-story
connector bridge—itself a unique element within
the Philadelphia School District—reminded
both passers-by and visitors to the site that the
Thaddeus Stevens School was not an independent
institution but instead, one that directly related to
the next-door Normal School.>® (Fig 14)

The interior of the Thaddeus Stevens School
proved no less unique than the exterior (Fig 16)
The social and pedagogical forces that influenced

its design were historically driven. Talk had

circulated throughout the School District for some

time regarding the most appropriate floorplans for
a School of Observation and Practice.”® A special
design for the interiors of school buildings was
certainly nothing new to architects of Philadelphia’s
public schools. As far back as 1818, care had been
taken to construct the District’s first Model School
to reflect certain interior specifications. Later,
pressured by a need to improve the design of
schools to meet the perceived health, safety needs
of students and better design schools to function
effectively with the preferred pedagogical systems
of the day, the School District Controllers hired the
architect Samuel Sloan to develop a new “model
plan” for school buildings.>” (Fig 17) Sloan’s study

of both local and national educational institutions

Fig. 17: Samuel Sloan’s Philadelphia Plan for Schools. Image
from Samuel Sloan, “School House,” Design XLII in The Model
Architect: a series of original designs for cottages, villas,
suburban residences, etc, accompanied by explanations,
specifications, estimates, and elaborate details; prepared
expressly for the use of projectors and artisans throughout the
United States, Philadelphia: J. B. Lippencott, (1868).

11
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led him to design a structure that was well
lighted, ventilated, and heated. Sloan’s design was
interchangeably referenced as both the “Sloan
Plan” and the “Philadelphia Plan.”*® This “model”
was characterized by open spaces that could be
subdivided, as needed, by sets of glazed, moving
partitions.> It also featured the placement of stair
and fire towers at the ends of the building and the
installation of clothes closets in each room.® Then,
fueled by John Dewey’s pedagogical philosophies
around the turn of the twentieth century, the
interior design of schools shifted greatly in an
effort to incorporate aspects of his progressive
educational theories, which necessitated such
specialized spaces as the educational “laboratory,”
the “practice” room, and the “shop.”®* Shortly
thereafter, William Wirt, a former student of
Dewey, devised the widely instituted “Gary Plan”
for school building interiors.®> Expanding on
the work of Dewey, Wirt’s Gary Plan outfitted
schools with specialized spaces for learning,
work, and play.®® These spaces included gymnasia,
auditoriums, home economic and industrial arts
rooms.% Philadelphia’s newly consolidated School
District did not institute all of Wirt’s educational
principles. It did, however, adopt Wirt’s concept
of specialized interior spaces into the design of
new schools.®® Interestingly, the Thaddeus Stevens
School of Practice was built as a hybrid of both the
Sloan and the Wirt plans. Following the Sloan Plan,

both the building’s main stairwell and its fire tower

stairwell were placed, respectively, on the east and

Fig. 18: “Improved Sectionfold Partitions.” The American
School Board Journal. (Milwaukee, WI: Bruce Publishing Co.,
1916), 79.

west ends of the building. Also, each room was
outfitted with appropriate clothing and storage
closets while most rooms were divided by movable
wooden partitions. (Fig 18) Conforming to the Gary
Plan, the school was outfitted with a gymnasium
and several specialized spaces, such as a rooftop
playground, an industrial arts room, a kindergarten

|II

playroom, and several “special classrooms.”® It is
important to note, however, that two important
and commonly included specialized spaces were
left out of the interior design of the Thaddeus
Stevens School of Practice—a lunchroom and an
auditorium. For whatever reason, the School was
intended to share these spaces with the next-door
Philadelphia Normal School for Girls.%’

When the Thaddeus Stevens School of
Observation and Practice opened in 1927,% it

immediately rendered unnecessary all of the

12
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individual Schools of Observation and Practice.
For some time, the School District planned to
demolish this stretch of three-story buildings after
the new School of Observation and Practice was
erected.®® (Fig 19) What remains unclear, however,
is the exact reason for the construction of the new
School of Observation and Practice on the lots
fronting Brandywine. Likely, the School District
recognized that it was imperative that the old
Schools of Observation and Practice—regardless
of their inefficiencies—be kept in operation until
the new school was completed. Since the 1850s,
however, school architects had advocated for the
placement of school buildings on rear lots. These
setback spaces, they argued, provided quieter,
safer, and more salubrious than those where the
school building was forced to locate adjacent to
a busy thoroughfare.” Regardless of the Districts’
original motives, when the Spring Garden Street
buildings were razed, the Thaddeus Stevens School
of Observation and Practice, unlike most city

schools, was afforded a prominent, contained front

Fig. 19: Thaddeus Stevens School, photographer unknown,
1927. City of Philadelphia Department of Records,
PhillyHistory.org. Retrieved from http://www.phillyhistory.
org/PhotoArchive/Search.aspx

schoolyard.

For reasons that are not well documented, in
1938, the Philadelphia Normal School closed and
within a year, the building was converted into the
Stoddart Junior High School.”* Thereafter, aspiring
female and male teachers most typically attended
nearby Temple University’s Bachelor’s of Education
program.’”? These college-aged students were still
required to gain teaching experience prior to
graduation; thus, the Thaddeus Stevens School
continued to host teachers-in-training.”®> Whether
or not the school’s curriculum underwent great
changes during this time period is unclear. What
is known, however, is that the Thaddeus Stevens
School (known from 1940 through the mid-1950s
as the Thaddeus Stevens School of Practice)
offered elementary school students of all races and
cultural backgrounds very progressive educational
opportunities.” Although “magnet schools” did
not exist until the late 1960s, the Thaddeus Stevens
School of Practice appears to have been an early
forerunner of this classification of school.”” By
1940, the area surrounding the Thaddeus Stevens
School evidenced great decline. Many properties
were abandoned and the overall ambiance was
one of industry, not habitation.” It is therefore not
surprising that Thaddeus Stevens School students
came from all over the city.”” While the school did
not discriminate based on sex, race, or ethnicity, it
appeared to only accept the brightest of children
and largely, the children of parents who had

some kind of community standing (often business

13
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owners), or who were either professionals or
politically and socially connected individuals.”®
In 1956, after serving as a “special grade

IM

school” for many years, The Thaddeus Stevens
School of Practice was converted to a regular
neighborhood school.” The reason for this change
is unknown, but it is apparent that this shift
marked a turning point in the School’s history.
Not only did the Thaddeus Stevens School go
from being a “model institution” that offered a
progressive curriculum to an educational facility
that served a “difficult” population of children,
but becoming a neighborhood school in an area
with a declining population directly led to under-
enrollment.® The fact that a citywide Reading
Clinic Laboratory was instituted in the Thaddeus
Stevens School building attests to the fact that the
building had empty rooms to spare.8! Sadly, serving
a population of just 230 students, the Thaddeus
Stevens School was officially closed in 1975 by the
Philadelphia School District.2> Sometime shortly
thereafter, the building was converted into the
Stevens Administration Building.®®* During the
next thirty years, the Thaddeus Stevens School of
Observation and Practice garnered but a modicum
of attention. Only the site’s 1985 nomination to
the National Register of Historic Places proved
notable. As one of sixty-four schools nominated
as part of the Thematic Nomination, however, the
Thaddeus Stevens School of Practice’s official 1986
listing to the National Register seems somewhat

inconsequential.®* Year in and year out, School

Map 1 -1860

Map 2 - 1895

Map 3-1910

Map 4 -1950

Map 5 -2006

Maps: Neighborhood evolution by Tingting Weng
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District administration programs, including the
Head Start program, simply continued to operate
out of this building.®> Then, in 2005, the School
District consolidated all of its satellite administrative
offices and sold the Thaddeus Stevens School to

Synterra Partners, a local development firm.%

General Historical Background of the

Neighborhood’s Development

Prior to the 1854 Act of Consolidation, the
area surrounding the intersection of North Broad
and Spring Garden Street was a municipality
known as the Spring Garden District.®” In 1848
the Commissioners’ Hall was built at the corner
of North 13th and Spring Garden Streets, on the
lot that would eventually become the Philadelphia
Normal School for Girls.2 Soon after, the Spring
Garden Institute was founded at the opposite end
of this block, at the prominent corner of North
Broad and Spring Garden Street.?® Then, in 1854,
Central High School, the City of Philadelphia’s first
public secondary educational institution for males,
moved to the east side of North Broad, just one
block away from the Spring Garden Institute.®
Despite the arrival of these educational buildings,
the greater neighborhood around North Broad
and Spring Garden Streets remained largely
underdeveloped through the 1850s.! The physical
makeup of the neighborhood was, however, soon

to change.

Following the Civil War, Philadelphia industrial

Fig. 20: “Broad Street Below Girard Avenue.” 1892.
Photographer unknown. Department of City Transit. Accessed
on September 18, 2011 at http://www.phillyhistory.org/
PhotoArchive/Search.aspx.

prowess fueled both the metropolis’s economy
and its population growth.’> By the 1880s,
countless numbers of the city’s industrialists and
businessmen had amassed great fortunes, thus
rising to the status of the nouveau riche.®® This
was the gilded age; an epoch when income taxes
had yet to squelch conspicuous consumption and
the newly wealthy flaunted their fortunes in the
form of ostentatiously designed houses and social
clubs.® (Fig 20) Starting around the Bicentennial,
Horse-drawn trolley lines expanded up North
Broad Street, making it easier for citizens to move
back and forth between the City’s center and what
were then known as the outlying neighborhoods.*®
While the city’s “Victorian gentry” remained
in the fashionable Rittenhouse

concentrated

Square neighborhood,”® many industrialists—
whose social acceptance was shunned by the
historically elite—established their own residential
enclave along North Broad Street.%’

In addition to North Broad Street’s blocks-

worth of grand mansions over time there
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appeared fashionable hotels, entertainment
venues, houses of worship, and schools.® (Map
2) Unlike the fashionable and industrial complex-
insulated Rittenhouse neighborhood the area
surrounding the opulent stretch of North Broad,
between City Hall and Fairmount Avenue, was
unabashedly punctuated with a wide array of
both large manufactories and small workshops.*
Along with this multitude of worksites in what is
now referenced as lower North Philadelphia, came
modest rows of worker housing.'® These dwellings,
typically configured as three-story brick row homes,
lined both the City’s alleyways and its numbered
streets.’® By the mid 1880s, the surrounding
neighborhood, especially to the north and to the
east of the 1300 block of Spring Garden Street, was
populated by immigrants from Germany, England,
Scotland, and Italy.2? By the turn of the twentieth
century, the area had also become home to a large
Eastern European Jewish community.'®® Amongst
the smaller workshops and manufactories in this
locus stood such industrial giants as the Baldwin

Locomotive Works and the Hoopes and Townsend

Nut, Blot, and Rivet Works.?** (Fig 21, 22) Such

Fig. 21: Baldwin Locomotive Works, North End and Office
Southwest Corner Spring Garden Street-Photo “E)”

photographer unknown, 1925. Retrieved from http://www.

phillyhistory.org/PhotoArchive/Search.aspx.

was the state of the greater neighborhood in
1893 when the Girls Normal School opened at
the northwestern corner of North 13th and Spring
Garden Streets.

The turn of the twentieth century brought more
changes to the area surrounding the intersection
of North Broad and Spring Garden Streets. By
1900, the LuLu Temple appeared along Spring
Garden Street, just to the east of the Spring Garden
Institute, more factories had opened along North
Broad, the Boy’s Central High School relocated to
a larger building across Broad, and the Baldwin
Locomotive Works had expanded.’® (Fig 23, 24)

Soon, the manufacture of automobiles came to

Fig. 22: “Hoopes and Townsend Nut, Bolt, and Rivet Works,” Earnest Hexamer,
“Hexamer General Survey, Volume 25,” (Philadelphia, 1891). Image from the Maps Collection, Free Library of Philadelphia.
Accessed on September 21, 2011 at http://www.philageohistory.org/rdic-images/view-image.cfm/HGSv25.2440-2441°TL

X=0&TLY=0&BRX=13808&BRY=8178&print=1.
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Fig. 23: LuLu Temple. The Brightbill Postcard Collection, date
unknown. Published by the Philadelphia Postcard Company.
Courtesy of the Library Company of Philadelphia.

North Broad, just south of Spring Garden Street
and concomitantly, a number of auto showrooms
and repair shops appeared further north, along
Broad.'® (Map 3) By the mid-1920s, this section
of Lower North Philadelphia was well developed.
In order to accommodate new structures—such
as the Girls’ Trade School on North 13th Street,
between Brandywine and Green Streets, and
the new School of Observation and Practice—it
was necessary to raze existing buildings. Many of
those chosen for removal were dwellings.’*” Along
with the building of more educational plants, the
late-1920s brought two major changes to this
greater neighborhood. First, in September of
1928, the much-anticipated Broad Street Subway
line opened, complete with a stop at the corner

of North Broad and Spring Garden Street.’® Just

one year later, however, the gargantuan Baldwin
Locomotive Works closed its Philadelphia plant
and relocated to the southwestern suburbs.® This
factory’s closure proved a harbinger of things to
come.

During the 1940s and 1950s, the greater locus
surrounding the Thaddeus Stevens School of
Practice underwent many changes. House after
house was razed, denigrating the community
character of the area. In some cases, light
industrial and commercial establishments replaced
former houses. In numerous others, three and four
story rowhomes were replaced with empty lots.
Consequently, while the area generated activity
during the workday, it became desolate—a sort
of “no man’s land”—in the evening.*°(Map 4)
By the 1960s, the majority of the extant mansions
had been subdivided into apartments and those
residents still

remaining were largely African

American or of Puerto Rican heritage.’! In 1969,

Fig. 24: Central High School at SE corner of N. Broad and Green
Streets, c. 1911. City of Philadelphia, Department of Records,
PhillyHistory.org. Retrieved from http://www.phillyhistory.
org/PhotoArchive/Search.aspx.
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even the longstanding Spring Garden Institute
relocated to Chestnut Hill.1?2 Just a few years later
the once grand LuLu Temple was demolished,
making way for street alignment improvements at
the corner of North Broad and East Spring Garden
Street.!® The removal of both the Spring Garden
Institute and the LuLu Temple exposed the western
side of the Thaddeus Stevens School and greatly
changed the character of this highly visible Lower
North Philadelphia intersection. Then, in 1977, a
major fire claimed the Stoddart School and at the
discretion of the Philadelphia School District, the
building was afterward completely demolished.'4
Suddenly, the Thaddeus Stevens School of Practice
appeared as it never had before and, as it was
never intended to be seen. This elegant 1920s
elementary school building, together with its
appurtenances, stood completely denuded—the
solitary survivor of a once grand block of edifies
in a once densely built and bustling neighborhood
that by the late 1970s was peppered with parking
lots.

In 1998, Meg Saligman of the nascent
Philadelphia Mural Arts Program approached
the School District. Saligman was interested in
adorning the Thaddeus Stevens School’s highly
visible, and uncomfortably exposed party wall
with a vibrant mural. Permission was granted to
Saligman, whose Common Threads mural now
enlivens this west wall.?*> (Fig 25) In 2005, the
School District of Philadelphia deaccessioned the

Thaddeus Stevens School of Practice, selling the

Fig. 23: LuLu Temple. The Brightbill Postcard Collection, date
unknown. Published by the Philadelphia Postcard Company.
Courtesy of the Library Company of Philadelphia.

building and front schoolyard to Synterra Partners,
a local development firm.® (Map 5) At this same
time, Synterra also acquired the lot to the west of
the Thaddeus Stevens School of Practice—the land
on which the LuLu Temple and the Spring Garden
Institute once stood.'’ Today, the greater area
appears much as it did in the late 1970s. Things,
however, are either changing or poised to change.
Many new development projects are underway in
the greater area, and even North Broad Street is

the recipient of street lighting improvements.!®
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Neighborhood Planning and Preservation Context

Much is changing in the area around the former Thaddeus
Stevens School, particularly along North Broad Street and in the
adjacent West Poplar neighborhood. This is because the area is
located just minutes north of Center City Philadelphia and also
because several successful, well-established developments have
set a positive precedent. Six notable projects (which mostly involve
the rehabilitation of existing buildings) are planned or underway.
They include the following:

1. Developer Bart Blatstein plans to convert the nineteen-story State
Office Building at the southwest corner of Broad and Spring Garden
Streets into a mixed-use housing and retail tower.! In addition, Blatstein
purchased the Philadelphia Inquirer Building, located at 400 N. Broad
Street. His plan for the Inquirer Building is unknown.?

2. Developer Eric Blumenfeld is in the process of redeveloping two
buildings on the 600 block of Broad Street, including a seven-story

industrial building and a former car dealership, into a mixed-use housing
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and retail complex. Restaurateurs Steven Starr,
Marc Vetri, Joe Volpe are confirmed tenants.?

3. At 10 and Green Streets, New Urban Ventures is
in the process of building Spring Arts Point, which
will consist of 53 townhomes, 20 condominiums,
and 5000 square feet of ground floor retail space.
According to realtor Lawrence Rust’s website,
the townhomes range in price from $339,900 to
$425,000.4

4. 4 Corners Management, Bowery Presents, and
Sean Agnew (of R5 Productions) recently opened
Union Transfer, a performance venue with a
capacity of up to 1000, in the former Spring Garden
Market building. Most recently the building,
located at 1026 Spring Garden Street, had been a

Spaghetti Warehouse restaurant.®

Pennsylvania Ballet

5. The Center City District (CCD) and an advocacy
group are spearheading an effort to convert a
substantial portion of the Reading Viaduct, an
abandoned railroad trestle, into an elevated park.
This may or may not happen, but most signs —
including Philadelphia City Council’s approval of
the creation of a neighborhood improvement
district that would partially fund the park - indicate
that it is likely.”

6. In October, the Pennsylvania Ballet broke ground
for their new headquarters at 321 North Broad
Street. The project involves the rehabilitation
of one building and the demolition of another.
Michael Scolamiero, Executive Director of the
Pennsylvania Ballet told the Philadelphia Inquirer

that the ballet chose North Broad Street because
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affordable land is plentiful and because it is served
by both public transportation and the Vine Street
Expressway.®

7. A recent news item highlighted a proposal to
turn Spring Garden Street into a greenway similar
to the Ben Franklin Parkway. Intended to connect
the Delaware and Schuylkill riverfronts, the 2.2
mile park will provide a vegetated bike trail and

walking path that passes right in front of the site.

Neighborhood Demographics

The former Thaddeus Stevens School is located
in the West Poplar neighborhood of Philadelphia.
West Poplar, like many other neighborhoods in the
vicinity of Center City, is in transition.

We examined Census data for the 19123 zip
code, whichencompassesthe Poplar Neighborhood
as well as Northern Liberties. In summary, from
2000 to 2010:

e The total population increased from 9,818 to
13,416

e The median age decreased from 34.5 to 32.1

e The Caucasian population increased from
29.5% to 44.8% while the African-American
population decreased from 64.8% to 43.1%

e The homeownership rate increased slightly
from 31.1% to 32.5% while the rental rate
decreased slightly from 68.9% to 67.5%

e The vacancy rate of housing units decreased
from 25.3% to 12.5%

It is important to consider the fact that most of

these demographic changes occurred in Northern
Liberties, an up-and-coming neighborhood to the
east, and are just beginning to occur in West Poplar.

For additional information about the area’s
current demographic composition, see Appendix

A3.

Synthesis of External and Internal
Drivers

Non-preservation issues, including both
external and internal drivers, influence the future
of every historic property. These drivers can serve
as catalysts or obstacles and frequently prompt
some modification to the proposed preservation
plan. Below is a brief analysis of both external
and internal drivers that are relevant to the future
redevelopment of the TSS property.

External Drivers
e Uncertain Overall Economy:

A great deal of uncertainty remains about the
near-term future of the Philadelphia economy.
This economic uncertainty encourages Synterra
to take a conservative approach to planning and
investing in the TSS property. An incremental or
phased approach to redevelopment is likely given
the uncertain economy. Also, the scale of any new
redevelopment plan would certainly be influenced
by these conditions.
¢ An Unproven and Transitional Market:

The area immediately surrounding the TSS

property is an unproven and transitional market
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for new office and residential capacity. The
area has seen some small-scale success in the
conversion of existing buildings to residential use.
Also, several large extant buildings have been
acquired by prominent local developers with the
intent to undertake larger-scale projects. These
larger properties are in various stages of planning
for redevelopment but have not broken ground.
Therefore, prudence dictates that Synterra wait to
commit to any significant amount of speculative
redevelopment of the TSS property for either
office or residential until such time as the viability
of these larger projects is better determined.

e Existing Underserved Demand for

Convenience/Neighborhood Retail:

The west parcel of the TSS property has drawn
considerable interest from a variety of retailers
who either focus on convenience goods or serve
other neighborhood market needs. This existing
retail demand offers Synterra the opportunity to
begin the redevelopment process with a small retail
project on the vacant west parcel provided it fits
within the overall redevelopment scheme. Funds
generated by this initial phase of redevelopment
could be used to advance planning and design for
the overall TSS property.

e Severe Limitations and Conditions on

Construction Financing:

Current market conditions within the real
estate financing market have placed severe

limitations on the availability of construction

financing. Furthermore, any available construction

financing is typically conditioned with onerous
personal guarantee requirements placed on the
developer/owner.

These guarantees require

developers/owners to put personal assets
(including their homes) at risk in the event of a
default or foreclosure of the loan.

Prior to the recent economic meltdown,

construction loans for larger projects rarely

had full personal guarantees. Few developers
have an appetite for this personal risk given the
uncertainties in the national economy.

e Political/Governmental Factors:

Synterra faces no governmental deadlines
related to any of its entitlements or rights to
redevelop the TSS property. Furthermore, the
TSS property is not the subject of any substantial
political pressure or community outcry for
immediate action. As a result of these conditions,
Synterraisnotcompelled by these external political/
governmental factors to move forward with a
major redevelopment effort until a combination of
internal drivers and market conditions dictate it.

e Transportation Factors:

The Spring Garden Station on SEPTA’s Broad
Street Subway Line is located immediately adjacent
to the TSS property’s southwest corner. A SEPTA
bus stop is also nearby the TSS property. These
important transportation nodes place a large
number of pedestrians at the footsteps of the TSS
property on a daily basis that help fuel the demand
for retail at this corner. The heavy pedestrian

traffic and existing retail demand must be taken
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into consideration in planning the west parcel of
the TSS property.

Vehicular access to the TSS property is
challenging. There is no existing curb cut along
the property’s Broad Street frontage. Brandywine
Street, a narrow one-way street, currently serves
as the primary vehicular access to the west parcel
of the TSS property. When traveling north on
Broad Street, a driver must know to turn right on
Spring Garden Street then turn left on 13th Street
in order to access Brandywine Street. It will be

important to the future success of the TSS property

that appropriate vehicular access be addressed.

Internal Drivers

Internal drivers that will affect the future of the
TSS property were identified with the assistance
of the property owner, Mr. Bill Wilson of Synterra
Partners. The principalinternal drivers affecting the
TSS property relate to financial/risk considerations
and a need for additional development expertise
and capacity.

The internal drivers related to financial/risk
considerations for the TSS property include the
following:

1) the current debt-free fee simple ownership;

2) a strong desire to maintain an ownership
interest;

3) a favorable view of the formation of a joint
venture with a financially strong development
partner;

4) predevelopment costs associated with the design

and entitlement phases of the redevelopment that
would total hundreds of thousands of dollars; and
5) an aversion to being a “first mover” in the
redevelopment of the Spring Garden/ Broad Street
corridor.

Synterra owns the TSS property free and clear
of any financial encumbrances. This financial
position reduces the pressure on Synterra to
undertake a sub-optimal redevelopment plan or to
have to find refinancing sources with the current
tight credit market. The annual carrying costs
for the TSS property are limited to the annual
real estate taxes, insurance premium, and minor
maintenance.

Synterra’s desire to maintain an ownership
interest in the TSS property is based on both an
interest in participating in the potential upside
profits as well as maintaining Mr. Wilson’s well-
regarded participation in development projects
in the Philadelphia market. However, recognizing
limitations with Synterra’s capacity to undertake
large projects, the company favors the formation of
ajoint venture with a well-capitalized development
partner who can assist with the following:

1) fill any gaps in financing;

2) participate in the predevelopment costs/risks;
and

3) provide additional development expertise and

capacity.
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Stakeholders

Before proceeding with development, Synterra
must speak with stakeholders. It is crucial that
Synterra engage those who we have identified
as primary stakeholders. Because the Thaddeus
Stevens School stands within the southernmost
boundary of its Councilmanic District, Synterra
should speak to both 5th District Councilman Darryl
Clarke and 1st District Councilman Mark Squilla.
And because the Thaddeus Stevens bears one of
the Mural Arts Program’s largest murals, Synterra
should speak with the Mural Arts Program’s
founder, Jane Golden. These individuals and groups
should be approached as early as possible.
Synterra should also engage those who we have
identified as secondary stakeholders, which include
neighborhood groups, neighbor institutions, and
non-profit organizations. Among them are the West
Poplar Neighborhood Advisory Committee, the
Callowhill Neighborhood Association, the Avenue
of the Arts, the Congregation Rodeph Shalom,
the Southeastern Pennsylvania Transportation
Authority (SEPTA), and the School District of
Philadelphia. These groups should be approached
after the plan has been developed so that they can

voice any issues.

Primary (in order of priority)
e 5th District Councilman — Darryl Clark
e 1st District Councilman — Mark Squilla

e Philadelphia Mural Arts Program

Secondary (in order of priority)

e West Poplar Neighborhood  Advisory

Committee
e Callowhill Neighborhood Association
e Avenue of the Arts
e Congregation Rodeph Shalom
e SEPTA
e School District of Philadelphia
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Statement of Significance

The Thaddeus Stevens School of Observation and Practice is
inextricably linked to a pedagogical system that, when instituted in
Philadelphia in 1848, marked the State of Pennsylvania’s first effort
to provide females with a publicly funded opportunity to pursue
a secondary course of education. Although the Thaddeus Stevens
School of Observation and Practice served as an elementary school, its
function within the Philadelphia Public School System was anything but
conventional. Unlike the majority of its contemporaries, the Thaddeus
Stevens School of Observation and Practice was purposely constructed
to fulfill a particular educational role that extended beyond the
inculcation of children in kindergarten through sixth grade. As a school
of observation and practice, the Thaddeus Stevens School also served
as the teacher-training ground, or “test laboratory” for young women
pursuing teacher-certification at the Philadelphia Normal School for
Girls. In fact, The Thaddeus Stevens School of Observation and Practice

was physically designed to connect directly with the Philadelphia Normal
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School for Girls. Further, it was educationally
planned to directly relate to the pedagogy being
taught, and the teaching experience needs of the
Normal School students.

Thaddeus Stevens School of Observation and
Practice did not adhere to any one particular
architectural style despite the fact that its architect,
Superintendent of Buildings for the Philadelphia
School District, Irwin T. Catharine, was known
to follow the Gary Plan when designing school
interiors.

In the case of the Thaddeus Stevens School of

Observation and Practice, Catharine incorporated

Role within the Normal
School system

_| Physical dependence on/
with the Normal School

School
-| Architecture
Location
Contemporary
Philadelphia’s cultural/

artistic identity

One of few remaining
buildings from this era

____________________________________________

Fig. 27: Significance and Character Defining Features diagram.

elements from both Samuel Sloan’s old and
well-known, but unpopular “Philadelphia Plan”
and William Wirt’s nationally recognized “Gary
Plan” into the design of the edifice’s overall
form and its interior spaces. Not surprisingly, the
School’s exterior form—especially in terms of
its fenestration patterns and stair and fire tower
shape and locations—appeared a modern version
of the building to which it was directly attached via
a four-story connecting bridge, the Philadelphia
Normal School. Technically, the Thaddeus Stevens

School of Observation and Practice took the design

of no other Philadelphia Public School. From its

. General spatial configuration and
floorplan

Setback from Spring Garden Street
. Forecourt / School yard
Decorative arched wall and fence

Ghost of connector bridge

(auditorium and cafeteria)

Materials: exterior terra cotta, tile
wainscot, scored concrete flooring,
woodwork, borrowed lights

Main entrance

Rooftop school yard

. Mural

! Absence of typical school spaces !

____________________________________________
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highly decorative exterior ornamentation and its
schoolyard forecourt, to its ornate main entrance
and flexible interior spaces, this School truly stood
as a model institution.

Today, the Thaddeus Stevens School of
Observation and Practice and its appurtenances—a
front school yard that is largely delineated by a
decorative fence that runs along the southern
property line of the School lot, and decorative west
wall that extends from the building out toward the
aforementioned fence—stand together as the only
representatives of the entire 1300 block of Spring
Garden Street’s nineteenth and early twentieth-
century built fabric. These historical elements
alone serve to position passers-by in the present by
providing them with a much-needed tangible link
to the City of Philadelphia’s past. Strikingly visible
from both the highly trafficked North Broad and
Spring Garden Streets, this building now stands
as a veritable lower North Philadelphia landmark.
Resulting from the 1998 addition of the largest
of the Philadelphia Mural Arts Program’s earliest
public murals —Common Threads—the now
vacant Thaddeus Stevens School of Observation

and Practice has garnered even more attention—

locally, nationally, and internationally.
Character Defining Features
The Thaddeus Stevens School of Practice has

importance both in history and as a contemporary

structure. Within each of the two categories, we

identified specificaspects of the building and its site
that contribute to its significance. When it operated
as a school, the three most important elements
were its role within the Normal School system, its
physical dependence on the Normal School and its
ornamented architecture. Inits current context, the
three most important elements are its location, its
contribution to Philadelphia’s cultural and artistic
identity, and its place as one of the few remaining
buildings of its time in the neighborhood. From
those six elements, we derived our character
defining features, each of them corresponding to
the elements of significance (Fig 27). The following
pages provide a visual guide to each of the character
defining features. For more images of the exterior
and interior of the building, see Appendices A.4 &
A.5.
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. General spatial configuration and floorplan

’ Intentional setback from Spring Garden St.

@ © Schoolyard

’ Decorative arched wall and fence

( Ghost of connector bridge
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Materials: exterior terra cotta, tile wainscot,
scored concrete flooring, woodwork, borrowed

lights

Main entrance

@  Rooftop schoolyard
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@ Mural

© © @ High visibility
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Preservation Approach

Methodology

In concert with historical research, another first step in understanding
a building is to document its existing conditions through in-person
observation, photographs, and measured drawings. The team made
multiple visits to the site. On each trip we took extensive photographs of
the interior and exterior to add to our record of the current state of the
building and its surroundings. We were given a set of AutoCAD drawings,
which we used as the base for the documentation of the interior space.
We verified the locations of everything already drawn on the plans and
then added interior partitions to show the most current layout. The
drawings gave us a background on which to map the locations of the
building’s character defining features. This initial documentation helped
us as we thought of potential future uses for the building and site.

After the initial documentation and research phase, we began to
brainstorm about the site’s future. In group sessions and as individuals,
the team considered a range of uses, both realistic and unrealistic. We

also searched for comparable examples to understand how buildings
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similar to the Thaddeus Stevens School have been
adapted to new uses. We focused on the reuse
of other schools in the Philadelphia Public School
System and on buildings of a similar size and layout
in the surrounding neighborhood. We narrowed
our list down to three potential uses. Our first
approach was to determine one recommended
use, so we created a list of the assets and liabilities
of the site and then scored each use against the
list. (Fig 28) The results were a three-way tie. We
began to consider the idea of providing a range
of recommendations rather than locking in on

one. This approach offers greater flexibility for the

owner, who will have multiple options to consider
when he decides to redevelop the property. It
also proves that multiple uses can meet our goals
for preservation of the historic character of the
building and site.

To help us determine our preservation goals, we
asked ourselves the questions laid out in the Burra
Charter.! Why do we want to preserve the site?
What will we do to preserve it? How will that be
done? What is our plan? Out of that we developed
our preservation philosophy, which formed the

backbone of our plan recommendations.

Score each asset or liability for each {Uses
use. Residential School Short-term Lease Offices
Use a 1 to mark each choice.
Asset Neutral Liability Asset Neutral Liability Asset Neutral Liability
. 1 1 1
Central Location
n -
ccess to Pgbllc 1 1 1
Transportation
. 1 1 1
Vehicular Access
. 1 1 1
Code Compliance
1 1 1
Neighborhood Context/Needs
wv
[} 1 1 1
& [Mural
3
1 1 1
L—“ West Lot (Empty Lot)
]
1 1 1
2 |School Yard, Arcade, Fence
g 1 1 1
< |Ghost of Connector
concrete, millwork, borrowed 1 1 1
lights
1 1 1
Interior Spatial Configuration
. 1 1 1
Structural Integrity
1 1 1
Building Envelope
Building Systems 1 1 1
Total 9 2 3 6 3 5 11 0 3

Fig. 28: Assets and Liabilities Matrix.
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Planning Methodology

Brainstorming

Individual

Group

Comparables

Reuse of Schools

Similar Buildings

. Application
Varlabé(?‘:s of the of the Burra
e Charter
Assets &
Liabilities
Survey: Potential
Uses
[ | I
For what What will be How will the
is the site being done to translate be put Synthesize and
conserved & the purpose into : e p prepare a
- into practice?
managed? ?
Guidelines: Individual
Use the building Adaptive Reuse - Site Proiects
- TSS Building )
Preserve one of | Housin
the last remaining _ - 9
buildings like Conservation
this in the ]
neighborhood Offices
Foster a sense of School

connection to the
past

Interpretation

Preservation
Goals

Fig. 29: Planning Methodology.
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Endnotes

1 “The Burra Charter.” Australia ICOMOS
1999.

Inc.
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Preservation Philosophy

Our team’s approach to the Thaddeus Stevens School of Observation
and Practice and its property is to find a viable use for the building,
to preserve it as one of the last remaining buildings of its kind in the
neighborhood, and to foster a sense of connection to the past. A
sensitive renovation that strives to maintain the site’s character defining
features will conserve the site and help to keep it from demolition. An
interpretation plan will connect neighborhood residents and visitors to
their past, and the building will contribute to the architectural diversity
of the surrounding context. Considerate redevelopment of the empty lot
to the west of the school building should complement the scale of the
total site and accommodate the “Common Threads” mural. To achieve
these goals, multiple reuse possibilities and site redevelopment schemes
will be considered to provide the owner with a variety of viable options

to consider.
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Building Massing

Beginning at the scale of the site, we conducted
an analysis of the massing on the west lot to
explore different possibilities and their potential
uses, as well as the impacts and benefits for the

Thaddeus Stevens School.

Low Rise Option
In this option, the first low rise building covers
the whole lot except for a small service area in

front of the mural. This option lends itself to a

commercial use (Fig 30).

The second option is a low-rise retail building
that occupies the corner of the lot. The rest of the
area could be surface parking that would serve
the retail use and the Thaddeus Stevens School.
However, given the prominent location of the west
lot, at the intersection of two major streets, the
possible uses for the lot may not match the land

value for this location (Fig 31).

Fig. 30: Low rise option 1.

Fig. 31: Low rise option 2.
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High Rise Option volume is too striking and aggressive, and, like the
The first high rise option could be a residential ~ other high rise option, it casts a shadow on the

or office building, facing Spring Garden Street, and ~ Thaddeus Stevens School (Fig 33).

leaving the front yard as a parking lot. However,

the disadvantage of this option is that it obscures

the view of the mural. (Fig 32).

The second option is a skyscraper. The use could be
residential or commercial, in which the land value

of the lot is completely exploited. However, the

Fig. 32: High rise option 1.

Fig. 33:High rise option 2.
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Building Arrangement Option

In this option, a building of similar size and
height sits on the front portion of the west lot,
while the back portion is covered by low-rise
commercial space. The mural remains visible from
Broad Street. However, the building facing Spring
Garden Street obscures the view of the mural
. At street level, the low-rise commercial space
obscures the mural, even on Broad Street (Fig 34).

Thesecondoptionleavesthe back portion of the

west lot completely clear so that pedestrians and

drivers have a direct line of sight to the mural from
Broad Street. This open space could be developed
as a plaza or pocket park. The building on the front
portion of the site obscures the view of the mural
from Spring Garden Street and the corner of the
busy intersection of Spring Garden and Broad

Streets.

Fig. 34: Low rise option 1.

Fig. 35: Low rise option 2.
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Recommended Option

In our recommended massing option for the
west lot, the low-rise portion is set back from
Broad Street and creates an entrance space and
public plaza for related commercial retail uses. The
mural remains in its original location to preserve its
integrity.

The mid-rise building that fills the rest of the

lot mimics the massing and scale of the school

building. The front facades of the two buildings
align to form a unified front on Spring Garden
Street (Fig 36).

Foramore detailed analysis of thessite, including
building massing options for new construction and
variables affecting the site’s redevelopment, see

Volume II.

Fig. 36: Recommended option.

Fig. 37: Density diagram.

Circulation Diagrams

Density

Given the central location of the site and the
historical value of the school building, itisimportant
to maintain a balance between ensuring enough
built area of new structures and minimizing the
impact on the integrity of the historic structure.

Thus, a new mid-rise structure fulfills development
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Fig. 38: Development diagram.

Fig. 39: Access diagram.

Fig. 40: Transit diagram.

demands, and a low-rise building provides a
presence at the street. The three remaining open
spaces serve the public and provide service areas

for the buildings on the site. (Fig 37).

Development

Regarding the development phase of the entire
block, three stages are planned. For the first stage,
our plan focuses on the historic school building
and its forecourt, including required restoration
and adjustments to adaptively reuse the existing
structure. Then new construction in the west lot
constitutes the second stage. In the third stage,
the plan will develop the east lot, which is more
historically connected to the school building and

requires more sensitive treatments (Fig 38).

Access

In the site plan, public entrances are designed
from Spring Garden Street with corresponding
open spaces and access from the SEPTA station.
Brandywine Street is dedicated to service needs.
The three existing entrances of the school building
are maintained and a service entrance is created at

the west side (Fig 39).

Transit

Due tothe one-way direction of the Brandywine
Street, vehicular access for the school building is
indirect, coming from 13th Street to Brandywine
Street rather than directly from Broad Street (Fig
40).
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Building
Comparable Examples of Adaptive Reuse

As a method to select comparables for adaptive
reuse, we surveyed Philadelphia’s historic public
school buildings. In the mid-1980s, 159 buildings
were nominated to the National Register of
Historic Places. We found that of the 159 buildings,
thirty-four had been adapted to accommodate
new uses, six had been demolished, one is slated
for demolition, and ten are vacant. The examples
of adaptive reuse are listed in the chart below.

Because Philadelphia is rich with examples

of adaptive reuse, we looked no further. We

selected three schools: the Lydia Darrah School,

the Daniel Boone School, and the Mary Channing

Wister School. These particular schools physically

resemble the Thaddeus Stevens School and each

has been adapted to a distinct use. We also selected

a building that exhibits an interesting use: 2424

Studios. 2424 Studios, originally an iron foundry,

was transformed into a loft-style office building

that is marketed as a diverse “work community.

School

Current Use

Alfred Crease School

4 condominiums

Anthony Wayne School

Low income senior housing

Belmont School

Charter school

Bridesburg School

Mummers clubhouse

Daniel Boone Public School

Luxury apartments

David Farragut School

Church

David Landreth School

Senior apartments

David Wilmot School

Church school

Fayette School

Private, Orthodox Jewish school

Franklin Smedley School

Charter school

General David B. Birney School

Charter school

George Chandler School

Affordable rental units

George L. Brooks School

Senior apartments

Germantown Grammar School

Daycare facility

Holmes Junior High School

Affordable senior housing

Institute for Colored Youth

Condominiums

J. Sylvester Ramsey School

Condominiums

James Wilson School

Catholic school

Lawndale School

Private, Christian school

Lydia Darrah School

Affordable apartments

Mary Channing Wister School

Forensic science laboratory

Mary Disston School

Private, Catholic school

Mechanicsville School

Single family home

Muhlenberg School

Transitional home

Nathaniel Hawthorne School

Condominiums

Robert Ralston School

Single family home

Simon Gratz High School

Charter school

Thomas Dunlap School

Affordable rental units

Thomas Durham School

Charter school

Thomas Meehan School

Church

Thomas Powers School

Women's education center

William Adamson School

Private, Christian school

William Shoemaker Junior High School

Charter school

William W. Axe School

Clubhouse

Fig. 41: Adaptive reuse examples chart.

”1

47



Thaddeus Stevens School of Practice

Fig. 42: The Darrah by Sharod Reid. September, 2011.

The Darrah
708-732 N. 17t Street, Francisville

Relationship to the Thaddeus Stevens School:
Also a school building; designed by the same
architect; built at about the same time; similar
volume; located within a neighborhood in
transition.

Profile:
In April 1987, The Darrah began admitting
residents. Originally a public school, the building
had been converted into affordable apartments.
Initially, rents ranged from $300 for a one bedroom
apartment to $495 for a three bedroom apartment.
The project was spearheaded by community

group Spring Garden United Neighbors (SGUN),

who raised capital and oversaw construction.

According to Raul Serrano, President of the SGUN,
the project was intended to protect the existing
African American community from the increasingly
influential forces of gentrification.

The $1.8 million project was funded in-part by
the Cigna Corporation, the Two Holding Company
(best-known for funding Jane Fonda’s popular
workout videos), and the Philadelphia Housing
Development Corporation. In addition, the project
received the 20% Federal Historic Preservation
Tax Credit.? In fact, the SGUN were responsible for
nominating the Lydia Darrah School as well as 94
other schools to the National Register of Historic

Places.?

48



Preservation Plan

Fig. 43: Boone Lofts by Wikipedia. http://en.wikipedia.org/wiki/File:Boone_School_Philly_A.JPG

Boone Lofts

109 Wildey Street, Northern Liberties

Relationship to the Thaddeus Stevens School:
Also a school building; designed by the same
architect; built at about the same time; similar
exterior architectural detail; located within a
neighborhood in transition.

Profile:

During the late 1990s and early 2000s, developer
Bart Blatstein purchased large tracts in the
Northern Liberties neighborhood, and proceeded
to simultaneously develop the sites. Several of
his projects, including the Piazza at Schmidt’s
and Liberties Walk, are commonly credited for
transforming the post-industrial neighborhood

into a destination.*

Among Blatstein’s properties was a former public
school, which had become a popular destination
for urban explorers seeking to delve into vacant,
unsecured properties. Sometime after 2003,
Blatstein converted the dilapidated former school
into luxury apartments. His company, Tower
Investments now markets the site as “a complete
rethinking of a classic Philadelphia public school,
with 45 distinctive lofts starting from 300 square
feet, each with twelve-foot industrial ceilings,

exposed brick walls, and immense windows.”®
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Fig. 44: Philadelphia Forensic Science Center by Croxton Collaborative. http://www.croxtoncollaborative.com/proj_plab.htm

Philadelphia Forensic Science Center
843-855 North 8t Street, West Poplar

Relationship to the Thaddeus Stevens School:
Also a school building; designed by the same
architect; built at about the same time; similar
volume; located within a neighborhood in
transition.

Profile:

InJuly 2003, the City of Philadelphia opened a state-
of-the-art forensic science laboratory within a long-
vacant public school building. The Philadelphia
Forensic Science Center, which boasts a crime-
scene unit, a firearms unit, a DNA laboratory, and
a criminalistics laboratory, manages all of the city’s
crime scene evidence except that which comes

from homicide cases.®

According to one of the project’s architect’s,
Croxton Collaborative Architects, the project
features “precise mapping of areas requiring 100%
outside air to minimize HVAC loads, envelope
upgrades resulting in super-insulated building,
‘clean’ products and finishes resulting in vastly
improved indoor air quality, deep daylighting
achieved by ceiling configurations, and primary
access to all mechanical and infrastructure systems
outside of lab areas.”Because the project involved
the adaptive reuse and inclusion of sustainable
elements, it was named one of the Top Ten Green

Projects in America by the American Institute of

Architects.”
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Fig. 45: 2424 Studios by 2424 Studios. http://2424studios.com/home/gallery/

2424 Studios
2424 E. York Street, Fishtown

Relationship to the Thaddeus Stevens School:
Similar size; Located within a neighborhood in
transition; contains a large, shared three-story
space.

Profile:

Just over a year ago, the Butterworth and
Sons Iron Foundry, which consisted of several
interconnected late-nineteenth century buildings,?
was transformed into Fishtown’s “newest work
community.” 2424 Studios, which offers year-long
leases, boasts a diverse agglomeration of tenants.
It currently houses artists,

music producers,

lawyers, realtors, and even the regional offices of

the Five Hour Energy energy drink.?

The building’s eclectic loft-style units, which
range from 280 square feet to 4100 square feet,
feature exposed brick and hardwood floors. Most
units open to the “Skybox,” a three-story space at
the center of the building. It is used for one-time
events such as weddings and charity dinners.°
Thus far, 2424 Studios has proven successful.
According to a former tenant, the building was
almost completely occupied by the end of its first
year of operation.!* We suspect that this is due to

its unique style and convenient location.
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Lessons

Unfortunately, the developers of the
comparable examples did not respond to our
requests for information, leaving us to rely on
limited resources. Despite this, we were able to

derive two key lessons:

1. School buildings can be adapted to a wide
variety of new uses.

2. When historic or older buildings are converted
into residential or commercial uses, historic
character and original fabric seem to play a

major role in attracting buyers and tenants.

Asillustrated by oursurvey, Philadelphia’sschool
buildings have been adapted to accommodate a
wide variety of uses. They have been converted into
single family homes, condominiums, apartments,
charter schools, daycare facilities, clubhouses, and
even a forensic science laboratory. School buildings
are highly adaptable.

When historic or older buildings are converted
into residential or commercial uses, historic
character and original fabric seem to play a major
role in attracting buyers and tenants. We spoke
with a resident of Hawthorne Lofts (formerly the
Nathaniel Hawthorne School) and a former tenant
of 2424 Studios about their respective buildings.
Ane Turner Johnson, an Associate Professor at
Rowan University and resident of Hawthorne Lofts

said “As a professor of educational leadership, |

thought it was kitschy and kind of cool to live in a

former elementary school!”*? A tattoo parlor owner
and former tenant of 2424 Studios explained, “I
thought the concept of the post-industrial look
was fantastic. The original architecture was mostly

intact, and lent a great feel to the building.”

Use Analysis

From previous parts of this report and from
the lessons learned in the comparable analysis
we decided to explore three different uses for the
Thaddeus Stevens School building. Each of these
uses presents advantages and disadvantages for
the building, making them all equally suitable.
The uses are upscale apartments, flexible work
studios and a private or charter school. Below is

the analysis of pros and cons for each use:

Upscale Apartments

Pros

e Favored by the building’s owner

e Easier to finance

e Less risk involved for the developer

e Conversion (if sensitive to the Secretary of
the Interior’s Standards for the Treatment
of Historic Properties) is eligible for 20%
preservation tax credit

Cons

e Necessitates a greater degree of interior

physical change
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e The area is being flooded by new residential

units of all types

Flexible Work Studios

Pros

e Necessitates a minimal degree of interior
physical change

e Relatively inexpensive to convert

e Conversion (if sensitive to the Secretary of
the Interior’s Standards for the Treatment
of Historic Properties) is eligible for 20%
preservation tax credit

Cons

e There is an abundance of vacant office space,

Glaxosmithkline

including nearby (former

building at 1500 Spring Garden Street)

School - Private or Charter

Pros

e Use compatibility

e Necessitates little or nointerior physical change

e Many private schools and charter schools are
currently seeking space

e Located in an area with a high concentration
of public schools as well as the administrative
headquarters

Cons

e \Very large (can accommodate about 1000
students) - may be too much space for a new
school

e Lacks amenities including an auditorium and a

cafeteria

Economically, an educational use does not

represent the ‘highest and best use’ for the site
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Character Defining Features

Recommendations

Based on our research and findings, the
Thaddeus Stevens School of Practice Studio
group recommends the following preservation
approaches for each of the previously identified
character defining features (CDF). To strengthen the
case for each chosen approach, we have included
an explanation stating why we are recommending
each treatment. CDF’s listed in Tier | relate to those
features that the Studio believes to be essential to
maintain in order to preserve the significance of
the site. CDF’s listed in Tier Il are those features that

contribute to the significance and the character of

the site but may be changed if necessary.

Tier |

General Spatial Configuration

e How: Institute a use with a program that is
known to be compatible with the building’s
basic floor plan. When designing the interior
to meet code, be as sensitive as possible to
the original configuration of the spaces and

circulation routes.

e Why: This spatial configuration, inclusive of the
general floor plan, communicates the history
of the school. The plan includes elements
of the Samuel Sloan Plan, which are flexible
interior spaces, and fire towers and stairways

positioned at the ends of the building. It also

includes elements of the Gary Plan, with a

focus on specialized spaces, like the gym.

Intentional Setback from Spring Garden Street

e How: Direct new development and the
densification of block to the now vacant West
lot.

e Why: Despite the fact that a theory of quiet
spaceshadbeencirculatingamongst U.S.School
Boards for over fifty years, few of Philadelphia’s
Public School Buildings were intentionally set
back from the street. Interestingly, in the case
of the Thaddeus Stevens School of Practice,
the building’s setback recognizes the seven
individual dwellings-turned Schools of Practice
that functioned on this lot until the new
Thaddeus Stevens School of Practice building

was completed.

Forecourt / Schoolyard

e How: Direct densification of block to the now
vacant West lot. We suggest that Synterra
Partners, moves to acquire the vacant parcel
to the East. Regardless of who develops this
lot, we recommend that a structure with
massing that is similar to that of the former
Philadelphia Normal School for Girls be built
on this parcel. If this structure is similarly
massed, and sensitively designed, it will have
the potential to aid the interpretation of this

schoolyard.
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Why: This forecourt, which functioned as
a schoolyard, played an integral role in the
everyday operation of the Thaddeus Stevens
School of Practice. Students not only played
here during certain periods of recess, but each
morning, they were collectively required to

wait in this space until the school bell rang.

Decorative Wall and Arched Fence

How: The active preservation of the forecourt/
schoolyard will allow for the retention of this
wall and fence. All new development, inclusive
of parking area and service areas, will be
directed to the vacant West lot.

Why: This decorative architectural element is
unique to Philadelphia Public School buildings.
It served as both a space- and a place-defining
border for the Thaddeus Stevens School of

Practice and its forecourt / schoolyard.

Ghost of the Connector Bridge

How: Exterior: Preserve the ghosting outline
in place. Interior: On floors one through three,
preserve the tile wainscoting that surrounds
the opening to the former connector bridge.
Also, make massing recommendations for
the vacant East lot that will allow this ghost
element to remain visible and assure that in
the future.

Why: This ghosting is the only tangible artifact
illuminates the Thaddeus

remaining that

Stevens School of Practice’s pedagogical

connection with and its physical reliance on

the Philadelphia Normal School for Girls.

Materials: exterior terra cotta, tile, wainscoting,

brickwork scored concrete flooring

How: Propose uses that require the least

amount of physical intervention. Propose
uses that make use of, benefit from (in terms
supplying an aesthetic component that attracts
occupants), or that are not hindered by the
retention of these materials.

Why: The exterior terra cotta is applied to
a degree greater than that of any other
Philadelphia Public School building. This level
of ornamentation augments the uniqueness
of the School. The interior materials, while not
necessarily unique to the Thaddeus Stevens

School of Practice, help define the space as a

school.

Tier 2

Materials: Woodwork, Borrowed Lights

How: Recommend, where possible, that the
borrowed lights and the woodwork be kept in
situ. If materials do not meet code, or need,
for any other reason, to be removed from their
original positions, then recommend that as
many as possible be sensitively reinserted into
the design of new interior spaces.

Why: These elements, although well-preserved,

may not meet the needs of a future use.
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Rooftop Schoolyard

How: Recommend that this space be used as
public space for the building.
Why: Although not unique, this specialized

space exemplifies urban education.

Mural

How: Recommend that a newly constructed
building, of both the same height and of a
similar massing to the Thaddeus Stevens
School of Practice be constructed on the West
lot. Attach a screen to this facade and replicate
the “Common Threads” mural on this vertical
plane. If the Mural Arts Program prefers to keep
the mural in its original location, then preserve
the mural in place with the understanding that
the viewshed will be diminished.

Why: There would be immense public
remonstration were this mural to be destroyed
and were no alternative, whatsoever,
provided. When installed, the Philadelphia
Mural Arts Program’s mural, “Common
Threads,” was—Ilike all murals painted in
the City of Philadelphia—intended to act as
a “placeholder” and a “tool” for countering
blight. Consequently, the mural should not
hinder the very redevelopment efforts that it
was intended to spark. Providing an alternative
plan that either allows for the preservation of
the mural in-situ or sets aside space for, and
sensitively approaches the reinterpretation of

the original mural is a respectful compromise.

High Visibility

How: Retention of the original forecourt /
schoolyard. Proffer plot plan and massing
recommendations for the West lot that are
in keeping with the scale and massing of the
Thaddeus Stevens School of Practice and that
largely preserve the viewshed of this historic
site—from both Broad and Spring Garden
Streets.

Why: The Thaddeus Stevens School of Practice
and its appurtenances act as visual and
historical identity informing and stabilizing
elements. It has been determined that the site’s

high visibility is one aspect of its contemporary

identity.
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The Secretary of Interior’s Standards for
Rehabilitation and Potential Uses of the
TSS Building

An important component of the feasibility
of rehabilitating the TSS building is its ability to
qualify for the 20% federal historic rehabilitation
tax credit. One of the four factors required to
qualify for the tax credit is the requirement that
the rehabilitation work be done according to the
Secretary of Interior’s Standards for Rehabilitation.
Therefore, it is critical to assess the impact of
the proposed adaptive reuses and the overall
preservation plan on the owner’s ability to meet
these rehabilitation standards. Each of the ten

rehabilitation standards is listed below along with

a discussion of these impacts.

1. A property shall be used for its historic
purpose or be placed in a new use that
requires minimal change to the defining
characteristics of the building and its site and
environment.

Discussion: The potential uses of flexible office
space, residential, or a school considered under
the recommended preservation plan can be
accommodated with minimal change to either
the exterior or interior character defining features

(CDFs) of the Thaddeus Stevens School (TSS).

2. The historic character of a property shall

be retained and preserved. The removal of

historic materials or alteration of features and
spaces that characterize a property shall be
avoided.
Discussion: The recommended preservation
plan provides for the retention and restoration/
rehabilitation of all of the identified 1st Tier CDFs
on the TSS property. However, some 2nd Tier CDFs
will be impacted as follows: 1) the woodwork is
expected to be modified to accommodate new
uses; 2) one of the arches in the decorative wall at
the west end of the school yard may be opened for

pedestrian access; and 3) the 4th floor gymnasium

space will be altered.

3. Each property shall be recognized as a
physical record of its time, place, and use.
Changes that create a false sense of historical
development, such as adding conjectural
features or architectural elements from other
buildings, shall not be undertaken.

Discussion: The recommended preservation
plan does not contemplate the addition of any
conjectural features or foreign architectural
elements to create a false sense of the historic

development of the TSS site.

4. Most properties change over time;

those changes that have acquired historic
significance in their own right shall be
retained and preserved.

Discussion: None of the interior modifications

made to the TSS building after its original
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construction have recognized significance.

5. Distinctive features, finishes, and
construction techniques or examples of
craftsmanship that characterize a property
shall be preserved.

Discussion: The identified 1% Tier CDFs for the
TSS site include several features with these
characteristics (i.e. scored concrete floors and
terra cotta). The proposed adaptive reuses and the
recommended preservation plan provide for their

restoration.

6. Deteriorated historic features shall be
repaired rather than replaced. Where the
severity of deterioration requires replacement
of a distinctive feature, the new feature shall
match the old in design, color, texture, and
other visual qualities and, where possible,
materials. Replacement of missing features
shall be substantiated by documentary,
physical, or pictorial evidence.

Discussion: The 1 Tier CDFs of the TSS site have
remarkable integrity and should not require a

significant amount of replacement materials.

7. Chemical or physical treatments, such as
sandblasting, that cause damage to historic
materials shall not be used. The surface
cleaning of structures, if appropriate, shall be
undertaken using the gentlest means possible.

Discussion: The recommended preservation plan

and proposed adaptive reuses do not anticipate
the need for aggressive cleaning treatments on the

TSS site.

8. Significant archeological resources
affected by a project shall be protected
and preserved. If such resources must be
disturbed, mitigation measures shall be
undertaken.
Discussion: The recommended preservation
plan anticipates below grade disturbance on the
TSS site to be limited to the School Yard and the
vacant West Parcel. However, there are no known
archeological resources on the TSS site. The
development of a specific archeological resource

plan will be undertaken if such resources are

discovered.

9. New additions, exterior alterations, or
related new construction shall not destroy
historic materials that characterize the
property. The new work shall be differentiated
from the old and shall be compatible with the
massing, size, scale, and architectural features
to protect the historic integrity of the property
and its environment.

Discussion: The recommended preservation plan
included a proposed massing model and circulation
plan to guide the future development of the vacant
West Parcel regardless of its new use. As currently
designed, all new construction on the TSS site is

freestanding and apart from the TSS building. The
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proposed new tower building on the west parcel
is commensurate in scale and massing to the TSS
building.

The circulation plan provides for the addition of
a new entrance to the TSS Building by way of new
openinginanarchin the decorative west wall of the
forecourt. Further investigation and refinement is
warranted on the alteration of the arch to insure
that the wall’s integrity is maintained.

A low-rise retail/commercial building is planned
to fill the gap between the south fagade of the new
mid-rise tower building and Spring Garden Street.
This building would serve as a backstop for the
decorative west wall which backed up to the Lulu
Temple building until the temple was demolished
in the 1970s.

A generous plaza area would be left open at the
corner of Spring Garden and Broad Street to create
a gathering place for the considerable pedestrian
traffic at this transportation hub. The plaza would
also provide for a better entrance into the new

mid-rise tower building.

10. New additions and adjacent or related
new construction shall be undertaken in such
a manner that if removed in the future, the
essential form and integrity of the historic
property and its environment would be
unimpaired.

Discussion: The recommended preservation plan
provides for a 40-foot gap between the existing TSS

building and the future mid-rise tower building on

the west parcel. Furthermore, if the proposed low-
rise commercial/retail building were removed at a
future date it would not have a negative impact
on the existing feature-less west facade of the
decorative brick wall.

Endnotes

1 “About 2424  Studios.” 2424 Studios. 2011.
http://2424studios.com/home/about-us/about-2424-
studios/.

2 Diagz, Idris M. “Project Fuels Hope In Area In Transition.”
Philadelphia Inquirer, May 24, 1987. http://articles.philly.
com/1987-05-24/news/26164155_1_funding-for-low-
income-housing-million-renovation-redevelopment.

3 Meyers, Dan. “Passel of School Joins Historic List.”
Philadelphia Inquirer, February 7, 1987. http://articles.philly.
com/1987-02-07/news/26177658_1_philadelphia-schools-
school-buildings-national-register.

4 Heavens, Alan J. “Re-creating a Neighborhood - Bart
Blatstein’s Plans for Philadelphia’a Northern Liberties Area Are
Bringing Good News to Some Residents and Worries to Others.”
Philadelphia Inquirer, February 9, 2003. http://articles.
philly.com/2003-02-09/news/25451204_1_neighborhood-
association-factory-built-million-project.

5 “Boone Lofts.” Tower Investments, Inc. 2011. http://www.
towerdev.com/tower-property/7/18/Boone-Lofts.html.

6 “AIA/COTE Top Ten Green Projects: Philadelphia Forensic
Science Center.” The American Institute of Architects. 2006.
http://www.aiatopten.org/hpb/overview.cfm?Project|D=663.

7 “Selected  Projects: Forensic Science Center”
Croxton Collaborative Architects, PC. 2010. http://www.
croxtoncollaborative.com/proj_plab.htm.

8  “Atlas of the City of Philadelphia.” Map. In Greater
Philadelphia GeoHistory Network. Philadelphia: G. W. Bromley
and Co., 1910.

9 “TenantDirectory.” 2424 Studios.2011. http://2424studios.
com/home/tenant-directory-2/.

10 “Floor Plans.” 2424 Studios. 2011. http://2424studios.
com/home/floor-plans/1st-floor/.

11 “Interview with a 2424 Studios Tenant.” E-mail interview
by Rachel Hildebrandt. November 3, 2011.

12 “Interview with Ane Turner Johnson.” E-mail interview by
Rachel Hildebrandt. November 26, 2011.

59



Thaddeus Stevens School of Practice

60



Conclusion

The Thaddeus Stevens School of Practice and its site are symbols

of Philadelphia’s past in a rapidly changing neighborhood. Combined
with the empty lot to the west, there is great potential for a sensitive
redevelopment that both preserves the site’s history and accommodates
a new use. The site will be most successful if the school building,
arched boundary wall and fence are retained, with new construction
of a building of similar scale to the school, a low-rise building for retail
and development of a small public plaza filling the west lot. Multiple
potential uses that retain many of the character defining features of
the site offer the developer options, which will allow him to respond to
market demand when he decides to redevelop the property.

Each member of the team completed individual projects that
investigated specific parts of the project in more detail. They follow in
Volume II.

Rachel Hildebrandt: Reusing Philadelphia’s Public School Buildings
Sharon Reid: A Suitable Frame for the Big Picture?: Recommendations
for a Philadelphia Mural Policy

Tingting Weng:

Fabiana Mileo: New Conceptual Interior Distribution for the Thaddeus
Stevens School Building

Haley Van Wagenen: LEED Certification Feasibility Study

Jay Timon: Financial Feasibility Study
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Image Sources

Timeline 1800-1900 (left to right; above line, then

below line)

Image 1: “The Model School, East Side of Chester Street,
North of Race Street,” photographer Franklin Davenport
Edmunds, 1913. From Franklin Davenport Edmunds, “Public
School Buildings of the City of Philadelphia From 1745 to 1845.
Philadelphia: Philadelphia School District, (1913), 56.

Image 2: Samuel Sloan’s Philadelphia Plan for Schools. Image
from Samuel Sloan, “School House,” Design XLII in The Model
Architect: a series of original designs for cottages, villas,
suburban residences, etc, accompanied by explanations,
specifications, estimates, and elaborate details; prepared
expressly for the use of projectors and artisans throughout the
United States, Philadelphia: J. B. Lippencott, (1868).

Image 3: Girls High and Normal School at 9th and Spring
Streets. Philadelphiana, “Schools, Public.” Franklin Davenport
Edmunds, photographer, 1912. Courtesy of the Free Library of
Philadelphia, Prints and Photographs Department.

Image 4: Girls High, 17th and Spring Garden Street N.E.
Corner. 1933. Philadelphiana, “Schools, Public.” Photographer
unknown. Courtesy of the Free Library of Philadelphia Prints
and Photographs Department.

Image 5: Philadelphia Normal School for Girls. “1907 Girls
Normal School Rotograph Philadelphia PA PC.” Image from
http://www.ebay.com:80/itm/1907-Girls-Normal-School-
Rotograph-Philadelphia-PA-PC-/350172362195.

Image 6: School of Practice, Number 3. Philadelphiana,
“Schools, Public.” Franklin Davenport Edmunds, photographer,
1920. Courtesy of the Free Library of Philadelphia, Prints and
Photographs Department.

Image 7: Central High School at SE corner of N. Broad and
Green Streets, c. 1911. City of Philadelphia, Department
of Records, PhillyHistory.org. Retrieved from http://www.
phillyhistory.org/PhotoArchive/Search.aspx.

Image 8: Spring Garden Commissioners’ Hall. “Philadelphia On
Stone : Spring Garden Street, City and Town Halls. Courtesy
of The Library Company of Philadelphia, http://www.
flickr.com/photos/library-company-of-philadelphia/tags/
librarycompanyofphiladelphia/.

Timeline 1900-2011 (left to right; above line, then

below line)

Image 1: Irwin T. Catharine. From Clippings Files, “Irwin T.
Catharine, Philadelphia Public Schools. The Philadelphia
Bulletin, “I. T. Catherine Commissioned,” October 3, 1918.
Courtesy of Temple University’s Urban Archives.

Image 2: Thaddeus Stevens School, photographer unknown,
1927. City of Philadelphia Department of Records,
PhillyHistory.org. Retrieved from http://www.phillyhistory.
org/PhotoArchive/Search.aspx.

Image 3: Philadelphia Bulletin Article, From Clippings
Files, “Girls’ High, Philadelphia Public Schools.” Carole
Rich, “Northeast School Chief Undecided on Closing,” The
Philadelphia Bulletin, 15 May 1975. Courtesy of Temple
University’s Urban Archives.

Image 4: “Common Threads,” Mural, 1998, City of Philadelphia
Mural Arts Program, http://muralarts.org/savethismural.

Image 5: Synterra, Ltd., Logo. 2004, Synterra Ltd. http://www.
synterraltd.com/.

Image 6: Automobile Row. “West Sidewalk Broad Street North
From Spring Garden Street-Northwest Corner,” photographer
unknown, 1925. City of Philadelphia Department of Records,
PhillyHistory.org. Retrieved from http://www.phillyhistory.
org/PhotoArchive/Search.aspx.

Image 7: SEPTA, Broad Street Line (Subway). “Proposed
Roadway Improvement at Broad and Spring Garden Streets,”
photographer unknown, 1941.City of Philadelphia Department
of Records, PhillyHistory.org. Retrieved from http://www.
phillyhistory.org/PhotoArchive/Search.aspx.

Image 8: Baldwin Locomotive Works, North End and
Office - Southwest Corner Spring Garden Street-Photo “E,”
photographer unknown, 1925. Retrieved from http://www.
phillyhistory.org/PhotoArchive/Search.aspx.

Image 9: LuLu Temple. The Brightbill Postcard Collection, date
unknown. Published by the Philadelphia Postcard Company.
Courtesy of the Library Company of Philadelphia. ml.
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Appendix A.3: Census Data

GEO: ZCTA5 19123

SEX AND AGE

Total population
Under 5 years
5to 9 years
10 to 14 years
15 to 19 years
20 to 24 years
25 to 29 years
30 to 34 years
35 to 39 years
40 to 44 years
45 to 49 years
50 to 54 years
55 to 59 years
60 to 64 years
65 to 69 years
70 to 74 years
75 to 79 years
80 to 84 years
85 years and over

Median age (years)

16 years and over

18 years and over

21 years and over

62 years and over

65 years and over
Male population

Under 5 years

5to 9 years

10 to 14 years

15 to 19 years

20 to 24 years

25 to 29 years

30 to 34 years

35 to 39 years

40 to 44 years

45 to 49 years

50 to 54 years

55 to 59 years

60 to 64 years

65 to 69 years

70 to 74 years

75 to 79 years

80 to 84 years

85 years and over

Subject Number

13,416
724
550
478
591

1,473
2,184
1,491
980
785
730
758
670
554
427
360
288
177
196
321

11,556

11,330

10,924

1,771
1,448
6,900
350
291
253
288
742
1,173
810
560
429
391
425
342
265
181
154
124
64

58

Percent

100.0
5.4
4.1
3.6
4.4

11.0
16.3
111
7.3
5.9
5.4
5.6
5.0
4.1
3.2
2.7
2.1
1.3
15
(X)
86.1
84.5
81.4
13.2
10.8
51.4
2.6
2.2
1.9
2.1
59
8.7
6.0
4.2
&2
2.9
3.2
2.5
2.0
13
11
0.9
0.5
0.4
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Appendix A.4: Exterior Elevations

South Elevation facing Spring Garden
Street

East Elevation facing 13th Street

North Elevation facing Brandywine
Street

West Elevation facing Broad Street
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Appendix A.5: Interior Layout

| Primary Circulation
| Secondary Circulation

M vertical Transportation
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Reusing Philadelphia’s Public
School Buildings

Introduction

At this writing, the School District of Philadelphia is in crisis. Last
month, the district completed its Facilities Master Plan, which calls for
the closure of nine schools. The closure of these schools will result in the
shedding of 14,000 of 70,000 empty seats.! Weeks later, City Controller
Alan Butkovitz organized a press conference in which he accused the
school district of neglecting its vacant properties and recommended the
demolition of eight schools, including four schools that are listed on the
National Register of Historic Places. To support his case he presented

images of waste strewn in and around the vacant properties.?

Background

In the late 1980s, two community groups with plans to redevelop
vacant school buildings in their respective neighborhoods approached
the Philadelphia Historical Commission (PHC). They hoped to nominate

two schools, the Lydia Darrah School and the Nathaniel Hawthorne
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School, to the National Register of Historic Places
so that their redevelopment projects could receive
the 20% Federal Historic Preservation Tax Credit.?
Consultant Jefferson Moak advised against this. In
a 1987 interview, Moak explained that “If the two
schools had come up individually, they probably
would have been shot down... Individually, neither
has enough architectural or historical significance
to be placed on the National Register.”* Instead,
he recommended that the organizations nominate
a group of schools that represent the evolution
of the School District of Philadelphia. The groups
obliged and nominated 95 schools. Later, PHC
staffer Richard Tyler amended the nomination,
adding 63 schools that had been omitted in the
first nomination. He did this because he felt that
the first nomination had been prepared hastily
and had overlooked a number of schools with
comparable architectural merit.®

In order to gain an understanding of how
Philadelphia’s historic public school buildings have
fared, | surveyed the status of each of the schools
that were nominated to the National Register. The
nomination includes 159 of the 188 schools that

were built between 1818 and 1938. | found that

thirty-four had been adapted to accommodate
new uses, six had been demolished, one is slated
for demolition, and twelve are vacant (including
the Thaddeus Stevens School of Observation and
Practice). Four of the vacant schools appear on
Butkovitz’s list. The remaining 106 continue as
public schools.

As demonstrated by the following chart,
Philadelphia’s school buildings have been adapted
to accommodate an array of new uses that range
from relatively ordinary to downright offbeat. Most
commonly, they are converted into condominiums,
subsidized apartments, and charter schools. These
uses account for twenty-two of the thirty-four
instances of reuse. Occasionally they are converted
into niche uses like state-of-the art forensic science
laboratories or Mummers’ clubhouses.

In the following paper, | will profile three
schools that have been adapted to accommodate
new uses. The former schools, the Nathaniel
Hawthorne School, the Lydia Darrah School, and
the Thomas Powers School, represent distinct
uses and highlight the various challenges that
developers face when redeveloping former school

buildings.
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Adaptive Reuse

School

Current use

Project name

Alfred Crease School

4 condominiums

N/A

Anthony Wayne School

Subsidized senior apartments

Anthony Wayne Senior Housing

Belmont School

Charter school

Belmont Charter School

Bridesburg School

Mummers clubhouse

Trilby String Band Clubhouse

Daniel Boone Public School

Apartments, 45 units

Boone Lofts

David Farragut School

Church

Apostolic Church of God

David Landreth School

Subsidized senior apartments

Landreth Apartments

David Wilmot School

Church school

J. C. King Educational Building

Fayette School

Private, Orthodox Jewish school

Politz Hebrew Academy

Franklin Smedley School

Charter school

Mastery Charter School

General David B. Birney School

Charter school

Birney Preparatory Academy

George Chandler School

Subsidized senior apartments

East Montgomery Apartments

George L. Brooks School

Subsidized senior apartments

Camphor-Brooks School Apartments

Germantown Grammar School

Daycare facility

Small World Discovery Center

Holmes Junior High School

Subsidized senior apartments

Holmes School Senior Complex

Institute for Colored Youth

Condominiums

Randall School Condominiums

J. Sylvester Ramsey School

Condominiums

Kahn Park Place

James Wilson School

Catholic school

Annunciation BVM School

Lawndale School

Private, Christian school

Cedar Grove Christian Academy

Lydia Darrah School

Affordable apartments, 27 units

Darrah Apartments

Mary Channing Wister School

Forensic science laboratory

Philadelphia Forensic Science Center

Mary Disston School

Private, Catholic school

St. Josaphat Ukrainian Catholic School

Mechanicsville School

Single family home

N/A

Muhlenberg School

Transitional home

National Temple Baptist Church Home

Nathaniel Hawthorne School

Condominiums, 53 units

Hawthorne Lofts

Robert Ralston School

Single family home

N/A

Simon Gratz High School

Charter School

Mastery Charter School

Thomas Dunlap School

Subsidized senior apartments

Dunlap Apartments

Thomas Durham School

Charter school

Independence Charter School

Thomas Meehan School

Church

Pentecostal Faith Assembly Church

Thomas Powers School

Women's education center

Community Women's Education Project

William Adamson School

Private, Christian school

Timothy Academy

William Shoemaker Junior High School

Charter school

Mastery Charter School

William W. Axe School

Clubhouse

The Northeast Boys Club
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Demolition and Vacancy

School

Status

Charles Schaeffer School

Vacant, developer is in the process of obtaining a tenant

Charles Y. Audenried Junior High School

Demolished

Elizabeth Duane Gillespie Junior High School

Vacant, owned by the School District of Philadelphia

Feltonville School No. 2

Vacant, owned by the City of Philadelphia

Francis E. Willard School Demolished
Francis M. Drexel School Demolished
George Childs School Vacant

Henry Longfellow School

Vacant, privately owned

Northeast Manual Training School

Slated for demolition

Richardson L. Wright School

Demolished

Rudolph Walton School

Vacant, owned by the School District of Philadelphia

Simon Muhr Work Training School

Vacant, owned by the School District of Philadelphia

Spring Garden School No. 1

Vacant, owned by the Philadelphia Housing Authority

Thaddeus Stevens School of Observation

Vacant, owned by Synterra Ltd

West Philadelphia High School

Vacant, owned by the School District of Philadelphia

William B. Hanna School

Demolished

William J. Stokely School

Demolished

William S. Pierce School

Vacant, owned by the School District of Philadelphia

George Childs School

Vacant
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Hawthorne Lofts

Left: Classrooms as they appeared in 1909. By Philly History.

Right: Some of the condominiums contain original fabric. By Rufo Properties.

The Nathaniel Hawthorne School, which graces
the northwest corner of 12" and Fitzwater Streets,
served its South Philadelphia neighborhood from
1908 until 1979. After closing in 1979, the school
stood vacant for five years until the Hawthorne
Community Council (HCC) converted the school into
the Hawthorne Apartments. This effort involved
collaborating with the Spring Garden United
Neighbors to nominate the Hawthorne School as
well as 94 other schools to the National Register
of Historic Places.® When a building that is listed
on the National Register is rehabilitated according
to the Secretary of the Interior’s Standards for the
Rehabilitation of Historic Properties, the project is
eligible to receive a 20% tax credit.”

By the mid 2000s, the Hawthorne Community

Council’s successor, the Hawthorne Community

Development Corporation (HCDCQ), was
overwhelmed by debt. The group, which owed
over a million dollars in mortgages, overdue taxes,
and delinquent utility bills, could not continue to
manage the Hawthorne Apartments. Consequently,
they sold the building and at least seven other
properties. Developer Anthony Rufo purchased
these properties, recognizing that their value was
increasing as the neighborhood was transitioning
from low-income to middle-income. This was due
to the fact that the U.S Department of Housing and
Urban Development’s HOPE VI program funded
the replacement of four dilapidated public housing
towers with blocks of architecturally consonant,
mixed-income row-houses.?

In 2007, Rufo purchased the Hawthorne

Apartments for $1.5 million. Over the course of
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three years, he converted the apartments, which
once housed low-income seniors, into upscale
condominiums. The condominiums boast loft-style
floor plans, polished hardwood floors, and tall
windows. The most expensive units contain original
wood storage cabinets and chalkboards. According
to Rufo, the building lacked an auditorium and a
gym because the HCC had divided the spaces into

apartments.®

Darrah Apartments

Left: The Darrah Apartments. By Rachel Hildebrandt.

Hawthorne Lofts’ location coupled with its
character attracts buyers. | interviewed Ane Turner
Johnson, a resident of Hawthorne Lofts, and she
confessed that “As a professor of educational
leadership, | thought it was kitschy and kind of cool
to live in a former elementary school!”*° Johnson’s
sentiments are echoed in the numbers. One year
after its opening, forty-one of fifty-three units are

sold or under contract.!

Right: A typical corridor flanked by apartments. By Rachel Hildebrandt.

The Lydia Darrah School, located at 17
and Swain Streets in Francisville, was closed in
the early 1980s. In 1985, Spring Garden United
Neighbors (SGUN), a community group concerned
about preserving the affordability in a gentrifying
neighborhood, converted the school into
apartments.’? When the project was completed,

the Philadelphia Inquirer championed the project

as an example of “how a community group can
develop low- and moderate-income housing
through the innovative use of tax credits and public
and private money, including funds from a group
that reinvests some proceeds from fitness guru Jane
Fonda’s workout tapes.”** Indeed, the $1.8 million

project was funded by a $605,000 loan from the

Philadelphia Housing Development Corporation, a
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$500,000 loan from Two Holding Company, and a
$400,000 loan from Cigna Corporation. In addition,
the project received $200,000 in grants from
private foundations as well as the 20% Federal
Historic Preservation Tax Credit."

Ten years later, the building was transferred.
According to the closing documents, the original
owners had “experienced difficulty in forming a low-
income housing cooperative to take over ownership
and meet the financial requirements under the
mortgage...”*® For this reason, they transferred
the building to the non-profit organization that
had been managing it, the Friends Rehabilitation
Program (FRP). The FRP specializes in providing
affordable housing and social services to low-
income households. At the time of transfer, the
FRP assumed the existing mortgage and borrowed
an additional $225,000 to pay off outstanding
debts and to fund repairs necessitated by deferred
maintenance.®

Today, the Darrah Apartments contains market-
rate units that rent for between $700 and $900 per
month. One bedrooms rent for $700 per month,
two bedrooms rent for $800 per month, and three
bedrooms rent for $900 per month. To qualify to
live in the building, prospective residents must
demonstrate that their income is at least three
times the rent and must pass a credit screening.”’
The FRP granted me permission to walk through
the building’s common spaces. When | visited, |
discovered that the common spaces, which include

the hallways and stairwells, are mostly intact. The

three main hallways have retained their original
configurations and architectural features. Each is
flanked by wood doors topped by borrowed lights
and lined with marble trim. The two stairwells on
either side of the buildings contain their original
stairs and banisters. According to the building
manager, Eunice Niles, the twenty-seven units have
been modernized and do not contain any traces of
the building’s past.

In the case of the Darrah Aparments, several
questions remain. Why did the FRP decide to
transition the units from affordable to market-
rate? According to Eunice Niles, affordable housing
is subsidized, thus it is associated with a regular
stream of income that can be used to maintain
the building.'® Also, why is the building physically
connected to a neighboring Police Athletic Club
(PAL) building? The PAL building appears to be
connected to the first floor on the north side of the

apartments.
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Independence Charter School

Left: Independence Charter School. By Schraeder Group.
Right: A brightly painted corridor. By Schraeder Group.

The former Thomas Durham School, built in
1910 and designed by architect Henry Decourcey
Richards, stands at the southwest corner of 16%"
and Lombard Streets in Center City.'® The school,
which was closed in June of 2003, remained
shuddered for five years before being rehabilitated
and reopened as a charter school.?

During the mid 2000s, Center City’s real estate
market was booming and school district officials
were determined to make as much as possible
from the sale of decommissioned properties.
The combination of these circumstances fueled a
bidding war between a developer and a charter
school who both wanted the former Durham
School. The developer, Miles & Generalis hoped to
replace the school with a high-rise condominium
complex while the Independence Charter School

(ICS), hoped to move into the building. Until then,

the school had been renting space in an office
building at 7" and Sansom Streets.?

Because the school district cared more about
profit and less about community consensus (most
of the community favored the addition of a new
school), the highest bidder would be prioritized.
Not surprisingly, Miles & Generalis offered $6
million while ICS offered $5.2 million. Later, when
ICS matched the $6 million offer, Miles & Generalis
backed down and allowed ICS to purchase the
building.??

Before ICS moved into its new home,
it commissioned the Schraeder Group to
rehabilitate the existing building and erect
an addition. Rehabilitation involved restoring
and reprogramming the 50,000 square foot
building.? According to Plan Philly, “The charter
poured another S$11-plus million into the

building, including new windows, bathrooms,
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ramps, and an elevator. Painted in vibrant
shades of marine blue and lemon yellow, the
school’s hallways and classrooms showcase
touches like intricate built-in cabinetry and
sliding pocket doors. Its corridor floors are laid
with black, diamond-shaped concrete slabs,
while classrooms gleam with long strips of pine
flooring.”?* In addition, ICS erected an addition
containing three classrooms and a number of
offices. When it was completed, the project
receivedthe Center City Residents Associations’

Bobby Burke Historic Preservation Award.*

Conclusion

Given the state of affairs in Philadelphia, it is
crucial that preservationists understand how the
city’s public school buildings have fared over time.
The three case examples that | have presented in
this paper present just several dimensions of a
complex, multi- faceted issue.

Each of the three case examples highlights the
unique benefits and challenges associated with
redeveloping schools. Inthe cases of the Hawthorne
Apartments (now Hawthorne Lofts) and the Darrah
Apartments,communitydevelopmentcorporations
struggled to fund the continued operation of their
buildings. In the case of the former, the building
was converted into upscale condominiums. In the
case of the latter, the building was transferred to
an experienced manager. This is not representative

of the collection of schools that have been adapted

to accommodate affordable housing. In the cases
of the Landreth Apartments and the Dunlap
Apartments, development and management
seem to proceed seamlessly. Unfortunately, the
developer of these buildings will not share detailed
information about their properties.

The case of Independence Charter School
highlights another challenge; but one that must be
conquered by the school district. How should the
district go about deacessioning buildings? Should
the district prioritize profit or should it prioritize
community benefit? At this writing, the district
maintains a policy that emphasizes profit. This was
not always the case. Many of the schools that were
redeveloped in the late 1980s and early 1990s had
been sold to community-oriented development
entities for nominal fees, which is beneficial
because it frees money for rehabilitation work.
One of the most glowing examples of this is the
Community Women’s Education Project (CWEP)
in Kensington. Unfortunately, the CWEP did not
respond to my inquiries for information; however,
through research, | determined that the group
acquired its building, a former school, for $1.%
Today, the CWEP uses its ornate Victorian school
building to further their mission of providing

life skills and vocational training to low-income

women.?’
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A Suitable Frame for the Big Picture?:
Recommendations for a Philadelphia Mural Policy

Over the past century, the City of Philadelphia has proudly claimed

a number of bynames, from the “City of Firsts,” to the “Workshop of the
World,” to the “City of Brotherly Love.”! Today, adding to this growing
list, Philadelphia claims the following titles: the “Mural Capital of the
World,” and more humbly, the “City of Murals.”? With its many blighted
neighborhoods—complete with derelict and decaying buildings, vacant
and detritus-strewn lots, and crudely exposed party walls—this former
northeastern industrial metropolis offers itself as the perfect outdoor
canvas for the Philadelphia Mural Arts Program (from hereon MAP).
Murals bring life and beauty to otherwise lackluster walls and ailing
city spaces. According to MAP, murals are purposely installed as blight-
countering vehicles. Importantly, murals also work as community
mending, empowering, and relationship building tools.® Murals, though,
are meant to function as placeholders. This means that aside from their
laudable social reparation and improvement component, and their
inherent beautification abilities, these public works of art are meant to

spark redevelopment and revitalization.
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Unfortunately, recovery to ailing neighborhoods
has not always been rapid. With the passing of
time, murals—regardless of whether intended to
be transitory works of art or not—have acquired
values within their respective communities (and
sometimes within the context of the greater City).
Consequently, controversy has often ensued in
Philadelphia when the private properties donning
murals have been sold and when new owners
who are unmoved by their building’s mural simply
paint over it. Also, development projects that
would otherwise be favored in a neighborhood
ignite controversy when they concomitantly
threaten the existence of a beloved mural. The
question then becomes: If murals are truly viewed
and valued as works of public art, should the
installation of murals, like that of other works of
public art—like sculptures—be regulated and
should a mural’s existence in the public realm be
both guided and protected by a specific piece of
policy?* If a policy were to exist, what would it
look like and how would that policy be enacted?
Where, for example, should a policy regulate
that murals go and how can the social mission of
MAP be fulfilled if the wall on which a mural is
placed and the property providing a viewshed to
a mural are both privately owned, and owned by
separate parties? Additionally, should someone be
responsible for maintaining murals? Under what
circumstances can or should murals actually be
preserved, and under what circumstances can and/

or should murals be removed? If removed, should

both a community and the artist(s) of a mural be
provided with relocation options—as a form of
compensation for what otherwise might simply
equate to a loss? Also, should it be required that
every mural—both existing and to be installed—
be procedurally documented and archived on a
publically accessible database?

In light of the recent, heated discussions
surrounding the Bella Vista neighborhood’s
Autumn, and considering the Thaddeus Stevens
School Studio’s difficulty in determining how
to treat the “Common Threads” mural that is
so prominently featured on the building’s west
wall,® it seems pertinent that that the subject of
a City mural policy be addressed. While it is not
possible to actually draft a policy in the timeframe
allotted, preliminary research can help MAP by
laying the groundwork for the development of
a future policy. Therefore, in what follows, this
individual project will first examine which, if any,
components of existing mural policies in other
U.S. cities or public art policies in Philadelphia
might apply to the protection and regulation of
Philadelphia’s murals. This project will also look
at protective historic and arts legislation, and will
review the recommendations of campaigns aimed
at both preserving and conserving murals in order
to determine what aspects of existing legislation
and what conservation recommendations might
be applied to a Philadelphia mural policy. This
project will also take several of MAP’s past mural

loss and/or reproduction cases into consideration
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when attempting to determine what might prove a
welcome and viable set of options for cases where

a mural’s existence is threatened.

MAP: Historical Overview and Program

Management Structure

In order to proffer thoughtful and relevant
suggestions for a Philadelphia mural policy, it is
first necessary to gain an understanding of the
organizational structure of the Philadelphia Mural
Arts Program. It is also crucial to learn something
about the history of this program in order to
comprehend 1) both how and from where its
philosophies were derived, and 2) determine if
these philosophies still underpin the work of the
Program today and 3) conclude if the organization
would be fundamentally impacted were a mural
policy adopted by the City.

Technically created in 1996, MAP is the direct
successor of the City’s Anti-Graffiti Network.’
Founded in 1984, the Anti-Graffiti Network,
endeavored to engage the City’s graffiti artists
and redirect their “destructive graffiti-writing
energy” toward the “constructive” production of
a welcome form of public art—murals.® Over the
years, countless offenders-turned-muralists have
gone through the Program and enlivened the
city’s walls with welcome scenes. Amongst other
types of arts-focused social service programming,

MAP continues work with at-risk youth to create

murals. MAP has also become well known for

its comprehensive and sustained community
engagement component.®

MAP is a legitimately recognized organization
that is part City agency and part non-profit entity.%°
Presently, one third of MAP’s funding comes from
the City’s Department of Human Services and the
program is operated under Philadelphia’s Office of
Arts, Culture, and the Creative Economy (OACCE).™!
The Program’s staff funding comes directly from
the City’s Managing Director’s Office.’? Despite its
public/governmental structure, MAP’s connection
to the anti-establishment graffiti arts movement
is still recognizable. For instance MAP still follows
the mantra, “Expect Permission / Ask Forgiveness.”
This basic tenet of the organization expresses a
kind of grass-roots anti-bureaucratic attitude that
runs contrary to the rigid governmental side of the
Program by suggesting that MAP will continue its
work, with or without the City’s endorsement.®?
Interestingly enough, despite both the world-wide
notoriety of the Program and its part-municipal-
government structure, the majority of murals
commissioned by the program exist on the walls
of privately owned edifices with facades that
are not controlled by any regulatory policy.*
Permission, of course, must first be granted from
a building owner before a mural is installed on the
side of a wall.*®> After its installation, however, no
policy regulates either the care or the fate of the
mural. Since neither the Mural Arts Program nor
the City of Philadelphia own the majority of these

properties, murals stand entirely unprotected.
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Not even those adorning the walls of municipal
properties are legally required to be maintained.
It helps little that the City of Philadelphia lacks a
vision for art and that its public art programs in
Philadelphia, including MAP, are fragmented and
competitive.’® Despite arguable adversities, MAP
seems to like operating within a disconnected,
bureaucracy-limited system, and perhaps rightfully
so. To date, the program has proven itself prolific
and reputable—all without an official mural policy.
The question is, is quantity better than quality (in
terms of preservation), and is it responsible to
spend city tax dollars—whatever the amount—on
city art that is neither assured to remain—for any
amount of time—or assured maintenance and/or
conservation throughout its lifetime?

Despite the myriad successes and the laudable
fundraising capacity of this unconventionally
configured, hybrid organization,”” many of its
murals have been lost. Others are ageing with
no means or formal process for restoration. Even
more are threatened by either pending or potential
redevelopment projects. As a consequence, it
seems improper to recognize MAP as a “model
public art organization.”*® For all of its laudable
implementation aspects that are worth of
emulation, the lack of a guiding mural policy that
coordinated with the City leaves Philadelphia’s
MAP vulnerable and open to criticism. If municipal
governments and mural groups both throughout

the U.S. and around the world are going to look

to MAP for guidance on forming and successfully

running mural arts programs, then MAP needs
to step up its game. To truly be in the position to
consult, and to be able to proudly recognize itself

IM

as a “model” organization,’ then MAP needs to
go beyond the initial commissioning of murals and
the public outreach and community involvement
processes. Each of these aspects is crucial, but
none is focused on either the maintenance of or
the future of this blight countering, community
revitalizing, and redevelopment-luring form
of public art. It is my opinion, therefore, that
MAP should consider shedding some of its anti-
establishment roots and developing a simple, but
protective policy for murals. This policy will adds
to the program’s legitimacy, provide protection for
murals, and when it comes to this popular form of
public art, afford both assurances and options to

mural artists, communities who participate in the

process of mural-making, and the general public.

Mural Policies in Other Cities: What Might
Philadelphia Appropriate from Existing

Ordinances

In the course of my research | discovered that
numerous cities, both small and large,—from
Portland, OR to Ventura, CA and Milwaukee, WI,
to Peoria, AZ, to the village of Lyons, NY—have
mural policies. Mural regulations even exist in
the cities of Montreal, Ottawa, and Vancouver,
Canada. Regardless of either geographic location

or country, it appears that municipalities typically
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integrate a mural policy into their respective
city’s zoning code. The regulatory process differs
somewhat from city to city, but each ordinance
always provides its own definition of a mural and
details the process by which a mural permit is
filed and explains what municipal entity, if any, is
specifically responsible for reviewing the proposed
design, and names what entity is responsible for
either granting or denying the application.?® Some
of the more thoughtful and thoroughly written
policies list the required application materials
and state maintenance requirements, duration of
artwork terms and/or requirements.?* Also, certain
policies even obligate the artist to waive his or her

rights to the artwork after the mural is installed.??

In my opinion, it would be unacceptable
for Philadelphia to adopt, outright, even what |
consider to be the best of the existing policies
that | have explored. Philadelphia is its own city,
and like every other metropolis it has its own
culture as well as its own unique qualities, needs,
and problematic issues.?®> As a consequence,
if a regulatory policy is eventually drafted for
Philadelphia, it will need to be specifically tailored
to this city. In my case, reviewing other policies
certainly proves helpful. | have garnered an
immense amount of information about public
sentiment toward murals and about their value in
varying communities simply from reading through
the regulations that have been drafted and/or

implemented in other cities. Looking at both these

drafted and enacted policies at and comparing and
contrasting other policies has helped illuminate
the lacunae in existing policies. This exercise has
also assisted me in further clarifying the specific
problems relating to Philadelphia and its murals.
Philadelphia’s situation, while not entirely unique,
appears amplified due to the obscene number of
vacant urban lots and the number of MAP murals
that front these derelict, but developable swathes
of land.?* Therefore, in the proceeding paragraph
| will briefly discuss the meritorious provisions of
Portland, Oregon’s well-written mural code and
explain why they are relevant to Philadelphia.
| will subsequently mention aspects of several
other American and Canadian city codes and
explain why these regulations, too, would suit
Philadelphia’s needs. Afterward, | will expressly
list those components from other plans that |
recommend be adopted by the City of Philadelphia
and MAP and | will introduce what | see as being
necessary additions to not only a comprehensive
and enactable, but also a successful Philadelphia
ordinance.

Out of all the ordinances located and
reviewed,®” Portland, Oregon’s mural ordinance
is the most comprehensive. It is well-integrated
into the City’s Planning and Zoning Code.*To
one degree or another, the policy regulates the
installation, maintenance, and the removal of
murals. According to “Title 4, Original Art Murals”

of the Charter and Code of the City of Portland, OR,

a permit application must be completed by anyone
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wishing to install an “original art mural.” Like other
cities, Portland defines the term, mural. Portland
purposely titles artistic murals “original art mural”
and defines them in contrast to works that the
City actually considers to be advertisements or
signs.”” “Title 4” then goes on to explain that all
applicants must submit an official application
form. It then lists the types and the sizes of the
additional application materials required—such as
a written description of the project and elevations
showing the proposed mural size and location.
If the application is approved by the city, the
applicant is required to contact the neighborhood
in which the mural is proposed to be installed and
hold an open meeting.?® All murals, regardless of
whether they are installed on public or private
property, require that the property’s owner enter
into an “Art Easement Agreement” with the City
of Portland for a term of five years. (See Appendix
A2) After five years, the easement may be either
terminated or renewed.? Portland’s “Title 4” also
includes two very important provisions that are
absent from many of its contemporaries in other
cities. First, it requires that murals be maintained
for the duration of the easement. It also names
the circumstances under which a mural can be
removed, and outlines the procedures that must
be followed if a mural is removed during the first
five years of an easement followed by those that
apply when a mural is over five years of age.*

The aforementioned provisions in Portland’s

mural ordinance are praiseworthy. Some, such

as the required “Neighborhood Contact” step of
the permit process are arguably better enacted in
Philadelphia already. If slightly adjusted in certain
cases and expanded on in others, provisions in the
Portland mural ordinance could easily help to form
the basic outline of an official City of Philadelphia
mural policy. For example, MAP already requires
that approval be officially obtained from a building
owner prior to the installation of a commissioned
mural. It would not require much additional
effort on the part of MAP to require that the
building owner sign an agreed on easement.
A mural easement might legally vary in length.
While Portland stipulates that original art mural
easements remain in place for five years,® a
Philadelphia policy might allow for easements of
both shorter and longer durations.®? If a mural is
to be removed before the easement expires then
the City requires notification and explanation in
written form prior to the removal of the artwork.*
Were such a requirement made in Philadelphia,
it would greatly enhance the ability of MAP
to professionally manage its ever-expanding
collection of murals.®* Also, Portland’s policy
stipulates that for the duration of an easement, a
building owner must maintain any mural installed
on his or her property.*® Maintenance provides
some assurance that the mural’s integrity will be
protected—at least until the easement expires.
If an easement is placed on a wall for five years
or fewer, then maintenance is likely all that is

necessary to keep a mural in good condition.
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Philadelphia might adopt a maintenance provision,
but require that a MAP employee or volunteer
assess the condition of each and every mural on
a regular basis—maybe annually or once every
two to three years. A Philadelphia ordinance might
also mandate that a mural be specifically assessed
when its easement is about to expire. Regardless of
the length of the easement, such a process would
determine whether or not the mural is in need of
or will soon be in need of restoration. If in need
of any conservation work, funding might need
to be ensured for the mural prior to any second
easement on the property being granted.

Only two other provisions offered in mural
ordinances around the U.S. and in Canada are
worthy of Philadelphia’s consideration. The first
provision worthy of study addresses something
that Portland’s ordinance does not: an artist’s
waiver, A second noted provision expands on
Portland easement policy, by offering both spaces
for temporary mural and longer-term easements.
When a mural is commissioned in Ventura, CA,
an artist is required to sign an “Artist’s Waiver.”
(See Appendix A3) Ventura’s waiver seems a bit
extreme. It requires an artist to forgo all of his or
her rights under both the State Artist’s Act and the
Federal Visual Artists Rights Act of 1990 (VARA).>’
(See Appendix A4) This waiver, however, leaves no
questionin either the mind of the artist or artists, or
in the mind of the City or the public as to whom the
artwork belongs and thus, how it can be treated.

Such a waiving of rights might be too extreme

for Philadelphia. The artist or artists of any mural
commissioned in Philadelphia should, however, be
made aware of their rights under VARA and under
the State of Pennsylvania’s Fine Arts Preservation
Act of 1986. (See Appendix A5) If and when a policy
is drafted for Philadelphia, there should be a clear
recognition an artist’s rights—whether they are
many or few. The second provision worthy of both
mention and further exploration is that pertaining
to locations specifically zoned for changing murals.
Savannah, GA, for example, officially recognizes
certain locations as being places for “rotating
murals.”* Such murals are meant to display at least
two different murals per year.?® Philadelphia might
also consider providing a range of longer-term
easements for murals. Salem, OR, for example,
requires that murals remain in place for seven

years.*

Losses and Gains for Murals in Philadelphia:
Useful Provisions to Include Based on

Successful Outcomes

As previously stated, | recommend that all of
the aforementioned provisions be tailored to suit
Philadelphia’s specific needs and subsequently
be included in a City mural ordinance. | believe,
however, that the state of Philadelphia’s built
landscape, the pattern of the previous twenty-
seven years worth of mural painting in the city,
and both the need and the high potential for both

redevelopment and infill development necessitate
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that the City provide additional options to citizens
and mural artists when it is brought to MAP’s
attention that a mural is going to be removed. Two
cases in the history of MAP stand out as respectable
examples for handling the loss of a mural. Although
losses occurred in each case, in the end, either the
neighborhood regained a reproduced work of art
or a new neighborhood gained a mural that MAP,
the community, and the City of Philadelphia felt
was better connected to the history of the new
location. The first of the two aforementioned
cases is the reproduced Sidney Goodman mural,
“Boy with Raised Arm.” (See Appendix A6.1) This
mural was originally installed in 1990 on a north-
facing party wall of a building located near the
intersection of North 40th Street and Powelton
Avenue in West Philadelphia. A decade later, the
building holding the mural was demolished to
make room for the construction of a new social
services center. In this case, MAP worked with both
the community and the developer to reproduce
Goodman’s “Boy with Raised Arm.” This copy of the
original image was painted on a street-facing wall
of the new social services building. Interestingly,
the mural was scaled down to fit the size of the
wall and was repainted not by Sidney Goodman,
but by the mural artist, Brian Senft.*! (See Appendix
A6.2) Although not the exact same mural, the new
“Boy with Raised Arm,” clearly resonates with the
residents of this West Philadelphia neighborhood
and represents a respectable compromise. The

second case involving a loss of a mural in one

community and the simultaneous gain of a mural
in another neighborhood involves the mural titled
“Tribute to Harriet Tubman and the Underground
Railroad” (from hereon the Harriet Tubman mural).
Located on the exposed part wall of a building at
908 Chestnut Street, in the heart of Center City, the
original Harriet Tubman mural was unfortunately
destined for problems. Completed in 2000, the
mural spent only two years at this location before
development first threatened and soon afterward
caused the loss of the mural. (See Appendix A7.1) In
this case, MAP was able to work with the developer
to find a new home for a new Harriet Tubman
mural. Located in the Germantown section of the
City, the new Harriet Tubman mural, incidentally
designed by the same artist, was welcomed by
the Germantown neighborhood and was actually
installed near a site of an early African American
burial ground. (See Appendix A7.2) Despite the
original loss downtown, another community
benefited from the new rendition of the mural.
Another positive aspect of what could easily have
been a great loss is the fact that the mural gained
historical value and ties through its relocation.*
The case of the “Boy with Raised Arm” and
the case of “Tribute to Harriet Tubman and the
Underground Railroad” lead me to propose that
Philadelphia integrate reproduction and relocation
options into a mural removal provision. This
way, if development were to come to an area

and either threaten the existence of a mural or

drastically diminish a mural’s viewshed, then
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both a mural’s artist and the mural’s community
would immediately know their options. Although
many might be upset at the pending loss, a set
of legally enforceable proceedings would ensure
that a fair and open process would take place in
which the community, working with MAP, could
decide whether or not they wanted to see the
mural replicated, or whether or not they might
even want a new mural. This provision would also
require that a developer design his or her building
to accommodate a new mural somewhere on the
new building’s facade. If the community were not
to choose to have the mural replicated, or did
not wish to see any new mural installed, then the
developer could be required by the City mural
ordinance to assist MAP, either financially or in-
kind, to locate another space within the city that

would be suitable for a new public mural.

Recommendations

Based on a combination of research, a
garnered understanding of Philadelphia’s culture
and the populace’s general opinion of murals,
and knowledge gained about the structure and
the mission of MAP, | specifically recommend that
MAP collaborate with Philadelphia’s City Planning
Commission (PCPC). The PCPC’s Community
Planning Division and Urban Design Division
would prove to be the most advantageous of
partners.®® With the help of the PCPC’s Divisions,

MAP could determine where to place shorter-term

murals and where to place longer-term murals.
This coordination could even result in specific
viewsheds being preserved in perpetuity through
the legal transfer of development rights. Also, if
specific space is zoned as greenspace or park then
a wall fronting this permanently open and typically
public space could be the permanent home of a
revolving set of murals, or it might simply host a
single mural with a lifespan lasting as long as is
desired by the community. | also recommend that
MAP, in collaboration with the PCPC and the pubilic,
draft and subsequently adopt a mural policy that

includes each of the provisions listed below.

The Definition of a Mural

What is a mural? This is the first question that
a Philadelphia mural ordinance must answer. A
definition may be derived from any number of
sources and can be collaboratively written. Defining
exactly what a mural is might at first seem puerile,
but ultimately, this definition will play a critical
role in helping shape a comprehensive policy that

works to protect this public form of art.

Duration of Murals

If MAP is to successfully provide both fixed
locations for murals, then collaboration with
the Community Planning and the Urban Design
Divisions of the PCPC will be crucial. While some

walls should be specifically set aside to host murals
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on both long-term and revolving bases, it will still
be necessary for the city to require easements
for the majority of properties hosting murals. A
Philadelphia mural easement, like that of Portland,
OR, should require that the owner of a property
generally maintain the mural for the duration of
the agreement. Philadelphia should have funding
in place to assist owners who may not be able
to pay for the upkeep of a mural. A Philadelphia
mural ordinance should balance realism and
progressivism. First, the City should offer 3,5, 7, and
10-year long easements. This range will allow MAP,
together with each community and each easement
granting property owner the right to collectively
determine what type of mural is wanted as well as
what timeframe would best suit their needs and
desires. Like Portland’s policy, a Philadelphia mural
ordinance should state under what conditions a
mural easement might be broken. It should also
explain the procedure by which an owner goes
about terminating an easement. Additionally, part
of MAP’s annual work should include surveying
easement grantors and communities where mural
easements are soon to expire in an effort to
determine whether or not an easement might be
extended.

A Philadelphia mural ordinance should also
embrace the idea of temporary murals and plan
for securing appropriate spaces to showcase these
transient works of art. Temporary art installations—
although not always murals—are very popular in

U.S. cities such as Boston and New York. Temporary

art, unlike “permanent” art, has the ability to
provoke interest in a space that was previously
overlooked. It also brings with it a sense of urgency,
compelling visitors to “see it while it is there” as
is always the case with the work of the famous
artist, Christo.* In recent times, MAP has started
to branch out and produce temporary installations
like “Light Drift” (2010).% Such projects should be
encouraged in a Philadelphia mural ordinance, and
should actually be extended to murals. Based on
permitted durations for temporary art installations
in these two aforementioned cities, Philadelphia’s
mural ordinance could easily be written to
incorporate a provision for temporary art displayed

for a minimum of three and a maximum of eighteen

months.*®

The Treatment of All Murals as Equals

Guest writer for the National Trust for Historic
Preservation’s Forum Journal, recently stated:
“Common Threads” is significant because it
encouraged Ms. Saligman and other muralists
to think bigger, not just in execution, but also
in  community involvement.”¥ While Common
Threads may have been the first mural of its size
installed on a wall in Philadelphia, and may mark
the first time that MAP involved the community,
my recommendation is not to privilege this or any
other particular mural above others. As public

works of art, all murals both previously installed

by either the Anti-Graffiti Network or MAP and all
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murals yet to be commissioned should be treated
as equals under a Philadelphia mural ordinance.
If certain murals, like “Common Threads” are
privileged then MAP is allowing one of its basic

tenets to be violated. Under “We Beats Me,” MAP

IIIII Ill”

states, “There’s no in mural.”*® If there is no
in Mural, then neither should there be privileging
of any one mural over another. Each mural may
be the product of a particular community’s efforts
and may tell that community’s story, but when
looked at together, MAP’s murals are the work

of Philadelphia. It should not be MAP’s place to

decide which murals are special and which are not.

Rights of the Artists and an Artist’s Waiver

If drafted, a Philadelphia mural ordinance
should address the rights of the artist or artists
under both VARA and the Pennsylvania Fine Arts
Act of 1986. Legal council should specifically
be sought out when drafting this section of the
greater policy. Not being exceptionally well-versed
in law, | do no feel comfortable proffering specific
recommendations. | only admonish that failing to
consider the artist or failing to even give the artist
the opportunity to sign over his or her rights to a

mural makes for bad policy.

When Development Threatens a Mural the
Policy is Triggered and the Following Happens

As suggested previously, a Philadelphia
mural policy should include a thoughtful and
very comprehensive section that deals with the
removal of murals. Community involvement
in the process of mural removal is paramount
and should be written into the policy. A policy
should directly state that murals will not impede
development. At the same time, the policy should
inform developers that when a mural or a mural
viewshed is involved, their project will have to be
designed to either accommodate a new mural or,
when relevant preserve a minimum viewshed to
the existing mural.*® Space for a new mural on a
to-be-designed and constructed building does not
have to allow for an original mural to be replicated
to scale. A minimum scale-down ratio should,
however, be written into the policy to avoid severe
loss of impact. Also, options for the installation of
a new mural should include both wall installation
and screening installation so as to provide both the
community and the developer with additional new
and boundary-pushing options.

If the community affected by the loss of a mural
chooses, the ordinance should stipulate that the
very mural being removed can be replicated on the
new building. If, on the other hand, the community
chooses not to replicate the mural, they may opt to

have a new mural commissioned and installed on

the surface provided by the developer. Should the
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community not want any new mural, MAP should
have the right to require the developer to assist
the organization, either monetarily or in-kind, to
install in a new location 1) the mural being lost to
the development 2) a new rendition of the mural
being lost or 3) a completely different mural. Lastly,
| recommend that notification of the removal of a
mural due to development trigger the immediate
“as is” documentation of the mural so that the
latest and perhaps last condition of the mural can

be recorded.

Required Documentation Process

Since 2006, the national non-profit, Heritage
Preservation, has been advocating for the
preservation of public murals. The organization
recognizes, however, that “..[l[t is not possible
to save all outdoor murals.”*® As a consequence,
Heritage Preservation’s Rescue Public Murals
Project seeks to perpetuate the memory of public
murals through digital and written documentation
that is catalogued in ARTstor’s digital image
library.>* While this work is laudable, Philadelphia
could do better. | recommend that a Philadelphia
mural ordinance require that each and every mural
be documented from the time its installation
begins and extending throughout its lifetime.
Documentation would not only include visual data,
but also narratives about the mural-making process

or about conditions and conservation concerns.

Each time the mural is assessed, be it on an annual

basis as part of a routine collections management
effort, toward the end of an easement, or on
notification of the removal of a mural, a mural
should also be documented. To this documentation
process | would add an extra component: a public
database where individuals could add their own
stories about murals. In the event that a mural
were lost, such a database would allow for the
memorialization of murals. Currently, the Historical
Society of Pennsylvania hosts a database designed
to fulfill a similar function for buildings and urban
loci. Called PhilaPlace, this database allows the
public to upload images, videos, oral histories,
and narratives about the places that hold meaning
to them.>? This platform might well serve MAP if
PhilaPlace were expanded to include murals and
perhaps hosted by, and made more relevant and
integrated with the history of the city if it were
hosted by PhillyHistory.org or the Philadelphia

GeoHistory Network.>?

Required Collections Management

Parallel to documentation is the issue of
collections management. Collections management
should include keeping an inventory of works
and should also cover documentation of the
locations and the conditions of the murals, and the
recording of all conservation treatments received.
MAP realizes the importance of collections
management and is currently in the process of

surveying the entire City in an effort to set up a
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future collections management database.>* Ideally,
a Philadelphia mural ordinance would require the
completion and maintenance of this database.
At lest one-third of MAP’s funding comes from a
public source and technically murals are works of
public art. As a consequence, regardless of whom
commissions a mural or who it is that ultimately
pays for a mural’s installation, maintenance, and
conservation, regular monitoring and proper care
—just like that commonly applied to other forms of
public art—should be part and parcel of a murals

life in the City of Philadelphia.
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Places researched for this report include:

Municipalities found to have Mural

Ordinances

Peoria, AZ

Ventura, CA

Paola, KS

Village of Lyons, NY

Florence, OR

Portland, OR

Salem, OR

Milwaukee, WI

Montreal, Quebec Province, Canada
Ottawa, Ontario, Canada

Vancouver, British Columbia, Canada

Municipalities with Pending Mural Policies

Los Angeles, CA
Savannah, GA

Municipalities found to have Mural Arts
Programs and Public Art Policies but no

Official Mural Ordinance

Washington, DC
Chicago, IL
Boston, MA
Baltimore, MD
Trenton, NJ

New York City, NY
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After recording return to:

City of Portland

Office of Management and Finance
Facilities Services Division

Property Acquisition & Services Manager
1120 SW 5™ Avenue, Room 1204
Portland OR 97204

ART EASEMENT

THIS AGREEMENT, effective on (month/day/year), is between
(“Grantor”), and the City of Portland, an Oregon municipal corporation (“City”).
RECITALS
A. The City has adopted a program for the placement of art in and on public and private locations throughout the

City of Portland. The Regional Arts and Culture Council administers the City’s art program.

B. Grantor owns the property legally described in Exhibit A (attached hereto and incorporated herein) and is
willing to make said property available to the City for the placement of public art, as defined in Portland City Code section
5.74.020c. (hereinafter, “Artwork™). Said Artwork is described in Exhibit B, attached hereto and incorporated herein.

IN CONSIDERATION of the mutual promises and performances set forth below, the parties agree as follows:

1. Grant of Easement. Grantor conveys, grants and warrants to the City, its successors and assigns, an easement
for the purpose of installing, maintaining, operating and exhibiting the Artwork described in Exhibit B on and in the real
property described in Exhibit A, including any building and structure thereon (“property”). The location of the Artwork shall
be as approved by the Regional Art and Culture Council.

2. Term of Easement. This easement shall be for a period of five (5) years from the date of execution. Unless
terminated as provided in section 3, below, the easement shall automatically renew thereafter, and shall remain in full force and
effect unless and until terminated.

3. Termination.

a) At the expiration of the five year easement period, the easement may be terminated by
either party upon 30 days written notice to the other party. Grantor expressly agrees and
warrants that upon expiration, the Artwork shall be removed and the Property restored to its
prior condition. Such removal shall occur within 30 days of the termination of the
easement, unless this period is extended in writing by the City.

b) Within the initial five year easement term or at any time thereafter, the easement may be
terminated by Grantor with the City’s consent in writing upon Grantor’s showing of any of
the following: i) that the property is to be sold and the buyer requires removal of the
easement as a condition of the purchase and sale; or ii) that the property is to be refinanced
and the lender requires removal of the easement as a condition of the refinancing; or iii)
that the property is to be substantially remodeled or altered in a way that precludes
continued maintenance of the Artwork; or iv) that circumstances have materially changed
and the continued existence of the easement or maintenance of the Artwork substantially
impedes Grantor’s reasonable use and enjoyment of the Property. The City shall not
unreasonably withhold consent to termination upon Grantor’s satisfactory demonstration of
any of the foregoing conditions of termination.

C) The City may terminate the easement at any time at its sole discretion upon 30 days written
notice to Grantor, should Grantor fail to substantially perform Grantor’s obligations under
Section 4, below. Should the City elect to exercise this right of termination, Grantor
expressly agrees and warrants that the Artwork shall be removed and the Property restored
to its prior condition. Such removal shall occur within 30 days of the termination of the
easement, unless this period is extended in writing by the City.
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4. Maintenance and Removal of Artwork. Grantor shall be responsible for maintaining and if necessary
repairing the Artwork described in Exhibit B during the existence of the easement. The City may remove the Artwork from the
property if, in the sole judgment of the City, the Artwork is being excessively damaged, and Grantor fails or refuses to maintain
or repair the Artwork after 30 days written notice from the City requesting Grantor to do so. If the City removes the Artwork
from the property, the City will restore the property to its original condition. Alternatively, at the City’s sole discretion, the
City may enter upon the property to maintain or repair the Artwork if Grantor has failed to do so after 30 days written notice
from the City that the Artwork requires maintenance or repair.

5. Right of Entry. The City shall have the right to enter the property described in Exhibit A during normal
business hours, and at all other times with advance approval of the Grantor, for any and all of the purposes described in this
agreement.

6. Binding Effect. The easement granted in this agreement shall run with the land and be binding upon and
inure to the benefit of the Grantor and the City, and their respective successors or assigns, and any person or entity acquiring
any right, title, or interest in the property.

7. Contractual Relationships. Assignment. This agreement does not constitute either party as the agent or legal
representative of the other for any purpose whatsoever. The parties are not granted any express or implied right or authority to
assume or create any obligation or responsibility on behalf of the other or to bind the other in any manner whatsoever. The
parties shall not assign this agreement without the prior written consent of the other.

8. Notice. Notice shall be made to the following addresses, unless otherwise provided for in writing:
City of Portland Grantor (name and mailing address)

City of Portland - Bureau of General Services
Property Acquisition & Services Manager
1120 Sw 5" Avenue, Room 1204

Portland OR 97204

AND
Portland City Attorney’s Office
1220 SW 5" Avenue, Room 430
Portland OR 97229

9. Amendments. The parties expressly reserve the right to modify this agreement, from time to time, by mutual
agreement. No modification or amendment of the provisions of this agreement shall be effective unless in writing and signed
by authorized representatives of the parties.

10. Remedies. The parties acknowledge that breaches of this Agreement will effect substantial harm to the public
interest which harm is difficult or impossible to prove as actual damages in an action hereunder. The parties agree that the
prevailing party in an action for the breach of this agreement shall be entitled to a) liquidated damages in an amount of $2500
per material breach; b) specific performance of the terms of this agreement, and each of them; c) reasonable attorney’s fees; and
d) any other remedies available at law or in equity. The rights under this agreement are cumulative. The failure to exercise on
any occasion any right shall not operate to forfeit the right on another occasion. The use of one remedy shall not be taken to
exclude or waive the right to use another.

11. Invalidity of Particular Provisions. Should any term, provision, condition or other portion of this agreement
or the application thereof be held to be inoperative, invalid or unenforceable, the remainder of this agreement or the application
of the term or provision to persons or circumstances other than those to which it is held invalid or unenforceable shall not be
affected thereby and shall continue in full force and effect.

12. No Waiver. No waiver of full performance by any party shall be construed, or operate, as a waiver of any
subsequent default or breach of any of the terms, covenants or conditions of this agreement.

13. Term. This agreement may be terminated upon delivery of a letter of termination executed by any party,
provided that any such letter shall provided for a 180 day period for the Artwork to be removed.
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IN WITNESS WHEREOF, the City of Portland, Oregon, has caused this instrument to be executed by its duly authorized
representative(s) on (date).

CITY OF PORTLAND, OREGON

By:

(print name of city representative)

(print title of city representative)

IN WITNESS WHEREOF, GRANTOR has caused this instrument to be executed by its duly authorized
representative(s) on .

GRANTOR:
By:
"NAME OF GRANTOR REPRESENTATIVE"
(print name of grantor representative)
(print title of grantor representative)
STATE OF )
) ss.
County of )
This instrument was acknowledged before me on , 20 by

as of the Grantor.

Notary Public — State of
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Artist Waiver for Murals
Waiver of Proprietary Rights for Artwork Placed upon City Property

The provisions of this paragraph shall apply to modify Artist’s rights of attribution and integrity
as set out in the Visual Artists Rights Act, 17 U.S.C §§106A and | 13(d) ("VARA”), the California
Art Preservation Act, Cal. Civil Code §§ 987 and 989 ("CAPA”), and any rights arising under
United States federal or state law or under the laws of another country that convey rights of
the same nature as those conveyed under VARA and CAPA, as against the City of Ventura (San
Buenaventura) (”City”) and its agents.

The City has the absolute right to change, modify, destroy, remove, relocate, move, replace,
transport, repair or restore the [describe artwork/project: mural, sculpture, etc. and medium]:

entitled [title of work]:

and located at [identify site, including interior location if applicable]:

in whole or in part, in City’s sole discretion.

Artist’s Address for Notice:

Artist bears the sole responsibility for providing the City with any changes to the Artist’s
Address for Notice. Notice of changes must be mailed to the City of Ventura Public Art
Program, PO Box 99, Rm. 226, Ventura, CA 93002 and the Client Department with jurisdiction
over property:

Artist Signature Date

City Signature Date
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The Visual Artists
Raghts Act of 1990

Philadelphia Volunteer Lawyers for the Arts
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A program of the Arts & Business Council of Greater Philadelphia

Phone: 215.790.3836, ext. 1
Fax: 215.790.3888

200 S. Broad Street, Suite 700
Philadelphia, PA 19102

PVLALegal@artsandbusinessphila.org
www.artsandbusinessphila.org/pvla

The Visual Artists Rights Act of 1990

By Sharon Forscher
Copyright Philadelphia Volunteer Lawyers for the Arts 2008

The Visual Artists Rights Act (VARA) protects an artist’s moral
rights regarding his or her artwork- the right to correct attribu-
tion and the right of artistic integrity. These rights are separate
from ownership of the work itself and from the copyright to the
work, which includes the right to reproduce, broadcast, display
and/or perform the work in public. Copyrights are a bundle of
rights that can be sold or licensed to different individuals or
corporations. Each of these rights can be owned by different
people at the same time. An artist’s moral rights under VARA
can be waived, but unlike title and copyright, cannot be sold

or transferred to anyone else- once the artist gives them up,
moral rights to the artwork no longer exist.

Which Works Qualify for VARA Protection?

Congress limited the reach of VARA to “visual art” that is meant

for public display and not publication, advertising, or any utili-

tarian purpose. Visual art is defined as:

+ A painting, drawing, print, sculpture, or a photograph pro-
duced only for exhibition purposes (not a personal album)

- The work must exist in one copy or in a limited edition of no
more than 200 copies which are consecutively numbered and
signed by the artist

What are the time limits for VARA protection?

- A work of art created on or after June 1, 1990 receives full
protection for as long as the artist (or last surviving artist,
if it's a collaboration) lives

- A work of art created before June 1, 1990 is only protected if
the artist still has the title to the work and the acts that modi-
fied the work occurred after June 1,1990. These protections,
however, will last for 50 years beyond the death of the artist.

This resource is provided by the Philadelphia Volunteer Lawyers for the Arts, a program of Arts & Business Council of Greater Philadelphia

What Does Not Qualify for VARA Protection?
« Any type of art not named above- movies, books,
periodicals, maps, advertising materials, etc.
+ Any work for hire, which is:
- Art you make for your employer as part of your job
(not as an independent contractor)
- Art you contribute to a collective work, such as a textbook,

if you sign a contract beforehand expressly saying that the
art will be considered work made for hire.

What Rights Does VARA Protect?
« Attribution
- The right to claim authorship of work you created
- The right to prevent your name from being attached
to art you did not create
- The right to prevent your own work from being attributed
to you if the work has been modified in a way that damages
your honor or reputation
- Integrity
- The right to prevent any intentional modification of your
work which would damage your honor or reputation
- The right to prevent any intentional or grossly negligent
destruction of your work if it is of “recognized stature”— that
is, if the arts community or a segment of the public thinks
the work is significant. This does not include damage that
occurs due to the passage of time, non-negligent restoration
work, or the inherent nature of the work.
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The Visual Artists Rights Act of 1990

Waiving Your Rights - Statutory damages of $750-$30,000 per work,

If you want, you can give up your VARA rights by signing at the court’s discretion

a document that specifically states the identity of the artwork oThese damages can be increased to as much as $150,000
and which rights you are giving up. If a work was created if you can prove that the VARA violation was done with
by more than one artist, they will all lose their VARA rights knowledge that it was a violation.

if one of them decides to waive those rights. o But if the violator can prove she did not know or have

reason to know a violation was being committed, damages

Works Integrated Into Buildings
can be reduced to as little as $200.

Works such as murals which are a part of a building

have their own specialized set of VARA rules o In order to choose to receive statutory damages rather

than actual damages, you must request the change before

- If a work cannot be removed from a building without being judgment is rendered

modified or damaged, AND:

- You consented to the installation of the work
before June 1,1990 OR

- Attorney and court costs, if the court allows it
+ Other remedies

- A court order to impound and/or destroy

- Signed a contract along with the owner of the building
any offending copies of the work

after June 1,1990, acknowledging that the removal of

the work may damage it - An injunction to prevent the VARA violation
- Then you have no VARA rights Any More Questions?

- If a work can be removed from a building without being If you still have questions about VARA and the
modified or damaged, then you still have your VARA rights rights it gives to visual artists, please contact:
unless the building owner makes a diligent, good faith
attempt to notify you of the removal in writing within 9o Philadelphia Volunteer Lawyers for the Arts
days of the removal. If you then remove the work at your 200 South Broad Street, Suite 700
own expense, you will have the title to the work as well Philadelphia, PA 19102
as the moral rights. Phone: 215-790-3836 ext. 1.

Filing Suit Fax: 215-790-3888

PVLAlegal@artsandbusinessphila.org
You do not have to register a copyright or make some registra-

tion of your moral rights in order to file a lawsuit under VARA. For more information on copyrights, you can refer to:
However, the remedies you can receive are the same as with PVLA Resources Page
copyright, with the exception of criminal penalties, which are http://www.artsandbusinessphila.org/pvla/pvlaresources.asp

not available under VARA. The remedies you can receive are: United States Copyright Office

- Monetary remedies http://www.copyright.gov/
- Actual damages to you and the profits of the
violator which result from the infringement, OR

Other titles in this series:

« Fair Use Guide - Transformative Works and Copyright - Parody and Satire
« An Artist’s Guide to Wills and Estates for Visual Artists « A User-Friendly Guide to Copyright
« Finding a Live/Work Space for Artists + Music Licensing « Financing your Film Project
« Censorship, Obscenity, and Indecency + Nonprofit Incorporation « “The Naked Cowboy v. M&M"— An
« Guide to Licensing Stock Photography « Music Performing Rights Organizations Explanation of Trademark Infringement
. Documentaries— A Sample Release Form  * Music Publishing— A Sample Contract - The Visual Artists Rights Act of 1990
« Intellectual Property — An Artist’s Primer between Composer and Publisher + Privacy and Photography
+ The Right to Publicity « Invasion of Privacy
This resource is provided by the Philadelphia Volunteer Lawyers for the Arts, a program of Arts & Business Council of Greater Philadelphia page 2
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FINE ARTS PRESERVATION ACT

Act of Dec. 11, 1986, P.L. 1502, No. 161 Cl. 37
AN ACT

Authorizing the use of State funds to expand a special
supplemental food program for women, infants and children.

TABLE OF CONTENTS

Section 1. Short title.

Section 2. Definitions.

Section 3. Rights of artists.

Section 4. Mutilation, alteration or destruction of a work.
Section 5. Remedies.

Section 6. Evidence.

Section 7. Rights and duties.

Section 8. Removal from building; waiver.

Section 9. Period of limitation.
Section 10. Application of act.
Section 11. Effective date.
The General Assembly of the Commonwealth of Pennsylvania
hereby enacts as follows:

Section 1. Short title.

This act shall be known and may be cited as the Fine Arts
Preservation Act.
Section 2. Definitions.

The following words and phrases when used in this act shall
have the meanings given to them in this section unless the
context clearly indicates otherwise:

“"Artist.” An individual who is the creator of a work of
fine art.
"Conserve." To preserve a work of fine art by retarding or

preventing deterioration or damage through appropriate treatment
in accordance with prevailing standards in order to maintain
the physical integrity of a work of fine art.

"Display.” To exhibit a work of fine art in a manner
customarily considered to be appropriate for a work of fine art
in the particular medium.

“Fine art.” An original work of visual or graphic art of
recognized quality created using any medium. The term shall
include, but not be limited to, a painting, drawing or
sculpture.

“"Frame.”™ To prepare, or cause to be prepared, a work of
fine art for display in a manner customarily considered to be
appropriate for a work of fine art in the particular medium.

"Restore.”™ To return, as nearly as feasible, a deteriorated
or damaged work of fine art to its original state or condition
in accordance with prevailing standards.

Section 3. Rights of artists.

An artist shall retain at all times the right to claim
authorship or, on the basis of a violation of section 4,
disclaim authorship of any work of fine art of which the artist
is the creator.

Section 4. Mutilation, alteration or destruction of a work.

(a) Intentional acts.--No person, except an artist who owns
and possesses a work of fine art which the artist has created,
shall intentionally commit, or authorize the intentional
commission of, any physical defacement, mutilation, alteration
or destruction of a work of fine art.

(b) Gross negligence.--In addition to the prohibitions
contained in subsection (a), no person who frames, conserves
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or restores a work of fine art shall commit, or authorize the
commission of, any physical defacement, mutilation, alteration
or destruction of a work of fine art by any act constituting
gross negligence.

(c) Definition.--As used in this section the term ''gross
negligence”™ means the exercise of so slight a degree of care
as to justify the belief that a person acted with indifference
toward the physical integrity of a work of fine art.

Section 5. Remedies.

To effectuate the rights created by this act, the artist may
commence an action to recover or obtain any of the following:

(1) Injunctive relief.

(2) Actual damages.

(3) Punitive damages. In the event that punitive damages
are awarded, the court shall, in its discretion, select an
organization or organizations engaged in charitable or
educational activities involving the fine arts in
Pennsylvania to receive such damages.

(4) Reasonable attorney and expert witness fees.

(5) Any other relief which the court deems proper.

Section 6. Evidence.

In determining by a preponderance of the evidence whether a
work of art is of recognized quality and thus fine art, as
defined in this act, the trier of fact shall rely on the
testimony of artists, art dealers, collectors of fine art,
curators of art museums and other persons involved with the
creation or commercial trade of fine art.

Section 7. Rights and duties.

The rights and duties created under this act:

(1) Shall exist, with respect to a living artist or a
deceased artist"s heir, legatee or personal representative,
until the end of the 50th year following the artist®s death.

(2) May not be waived except by a written statement
expressly so providing and signed by the artist or under the
conditions prescribed in section 8.

(3) Shall not exist with respect to a work of fine art
created under contract for advertising or other commercial
use, unless the contract so provides.

Section 8. Removal from building; wailver.

(a) Alteration unavoidable.--1f a work of fine art cannot
be removed from a building without substantial physical
defacement, mutilation, alteration or destruction of such fine
art, the rights and duties created under this act, unless
expressly reserved by an instrument, in writing, signed by the
owner of the building, shall be deemed waived. Such instrument
shall be binding on subsequent owners of the building.

(b) Removal without alteration.--1f the owner of a building
wishes to remove a work of fine art which is a part of such
building but which can be removed from the building without
substantial harm to such fine art, the rights and duties created
under this act shall apply unless the owner has diligently
attempted without success to notify the artist or, if the artist
is deceased, his heir, legatee or personal representative, in
writing, of his intended action affecting the work of fine art,
or unless he did provide notice and that person failed within
90 days either to remove the work of fine art or to pay for its
removal. If the work of fine art is removed at the expense of
the artist, his heir, legatee or personal representative, title
to such fine art shall pass to that person.

(c) Rights of authorship not affected.--Nothing in this
section shall affect the rights of authorship created in section
3.
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(d) Emergency situations.--No liability shall accrue to the
owner of the building or his agent who removes a work of fine
art and, by doing so, causes the work of fine art to be altered,
defaced, mutilated or destroyed due to an emergency situation
which provides no opportunity for the owner of the building to
provide due notice to the artist.

Section 9. Period of limitation.

No action may be maintained to enforce any right under this
act unless brought within three years of the violation
complained of or one year after the discovery of the violation,
whichever is later.

Section 10. Application of act.

(a) Location.--This act shall apply only to works of fine
art displayed in a place within this Commonwealth accessible
to the public.

(b) Time.--This act shall apply to proscribed acts occurring
on or after the effective date of this act to works of fine art
now existing or hereafter created.

Section 11. Effective date.
This act shall take effect in 60 days.
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Sidney Goodman, “Boy With Raised Arm,” 1990, http://www.muralfarm.org/Muralfarm/Search.aspx

Brian Senft, “Boy With Raised Arm,” 2000. Image courtesy of author.
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Sam Donovan, “Harriet Tubman and the Tribute to the Underground Railroad,” 2000, http://www.muralfarm.org/Muralfarm/
Search.aspx
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Sam Donovan, “Harriet Tubman and the Tribute to the Underground Railroad,” 2006, http://www.muralfarm.org/Muralfarm/
Search.aspx

117



Thaddeus Stevens School of Practice

118



Values-based Site Design

This individual project will focus on creating a value-based site design
for the Thaddeus Stevens School building, in which not only the
contemporary use and aesthetic values that are addressed in general
urban design projects are considered, but also the historical and cultural
values specifically for this site are regarded as design indicators to dictate
formation of contemporary physical built environment for the historic
site.

The objectives for the project consist of two aspects including the
practical design for the specific site, and the exploration for values-based
site design process for historic buildings regarding both contemporary

and historical values.
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Scope

The scope for the site design covers the entire block
bordered west by the Broad Street, east by the
13th Street, north by the Brandywine Street and
south by the Spring Garden Street, which could be
systemized into the hierarchy divided according to

the specific development rights and phases.

I. The frontcourt / school yard
II. The west lot
[ll. The east lot (historically occupied by the

Normal School for Girls)

Methodology

The core concept for the design is the process to
transform multiple values into design indicators,
and then to present these physical factors in the
design of built environment for the historic site. To
approach this question, a preliminary methodology

is developed as following:

I. Restatement of the significances studied in
previous stages

¢ Role within the Normal School System

e Physical dependence on/with the Normal

School

Fig. 1: Significance of Thaddeus Stevens School corresponding to multiple values
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Values-based Site Design

Scope

Fig. 2: Design indicators in site map and development hierarchy

e Location

¢ Philadelphia’s cultural/ artistic identity

e One of few remaining buildings for this area
II. Abstraction from several significances to
multiple values (Fig. 1)

e Historical Value

e Cultural Value

e Aesthetic Value

e Use Value

[ll. Transformation from values into actual physical
considerations to define and constrain the design
(Fig. 2)

e Forecourt / School Yard

e Decorative arched wall and fence
e Exterior terra cotta

e Main entrance

e  Mural

e High Visibility

e Ghost of connector bridge

IV. Develop approaches to integrate above
physical design indicators

e Forecourt /School Yard: Detailed site de-sign
and related programming

e West lot: Massing alterna-tives analysis and
one sample detailed site design

e East lot: Intervention anal-ysis and one sample

massing analysis
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Approaches

I. Forecourt / School Yard (Fig. 3)

e Preserve the integrity of the intentional setback
as urban “silent spaces”

e Restore and reinterpretation on the sense of
place as a gathering urban open space, connect to
everyday operation

e Restore the original shared quality

II. Decorative wall and fence

e Historical & Aesthetic Value

e Preserve the original function as defining
element of the forecourt, including determine the
entrance, maintaining the sharing quality with east
lot, and separating with west lot

e Enhance connection with west lot by removing

sealed bricks and changing into colonnade

Fig. 3 Forecourt Design

Fig.5 Mural

Ill. Exterior terra cotta

e Overall condition survey and necessary
restoration
e Application of similar materials in the new site

design to correspond and remind

IV. Main entrance (Fig. 4)
e Relationship with the forecourt

e Alink of the circulation in the site

V. Mural (Fig. 5 & 6)

e Reinterpretation: From a temporary
improvement of a blighted area to a catalyst for
new development

e To become an attraction point as urban public
space

e Create routes to lead people in

e Related programming

e Connection with west lot building

Fig. 4 Main Entrance

Fig. 6 Passage Space
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Appendix Al: Site Plan

Appendix A2: Significance & Values
Appendix A3: Design Indicators Map
Appendix Ad: Forecourt Design
Appendix A5: Main Entrance Design
Appendix A6: Mural Space Design
Appendix A7: Passage Space Design
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Appendix Al: Site Plan

Appendix A2: Significance & Values
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Appendix A3: Design Indicators Map

Appendix Ad: Forecourt Design
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Appendix A5: Main Entrance Design

Appendix A6: Mural Space Design
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Appendix A7: Passage Space Design
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New Conceptual Interior Distribution for
the Thaddeus Stevens School Building

Building upon previous parts of this report the purpose of this

section is to explore the application of one of the analyzed uses in the
Thaddeus Stevens School Building. Form the three analyzed uses the one
selected for further development is the ‘Flexible Work Studio’ option.
We have chosen this use because it allows the use of the gym area and
roof top as a space for events while preserving the atmosphere of its

former use.

In order to establish the requirements for the new program, the
project 2424 Studios (included in the ‘Comparable’ section of this report)
and other examples of ‘Short-term Rental Office’ were carefully analyzed

and used as source of information.
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The New Program

The program explored for the Thaddeus

Stevens School building is based on two concepts:

Flexible Work Studio: a commercial space to be
rented on a monthly basis. The rooms will be
wired and unfurnished and will be customized
by the tenant. Tenants will have access to the
building’s common spaces, including, but not
limited to, the restrooms, conference rooms,
business center and kitchen area. The benefit
of this type of space is that it can be customized
and used for a wide variety of purposes, from
conventional office space to artist’s studios,
classrooms, workshops, among others. This
type of space is suitable for small businesses
and companies looking for short term rentals
that can be customized to their needs while
sharing common spaces and creating a

community with the rest of the tenants.

2424 Studios 2" Floor. Floor plan courtesy of 2424
Studios. www.2424studios.com

2424 Studios. Images courtesy of 2424 Studios.
www.2424studios.com

Short-term Office Rental: office space that can
be rented fully equipped and ready to use. It
includes individual work stations in shared
office space, individual offices and meeting
rooms. Tenants will also enjoy free access
to the building’s common spaces. This type
of office is targeted for ‘solo’ professionals,
businesses with temporary needs of space,
satellite offices for companies from other

regions, training sessions, among others.

Having these two compatible uses as the core

of the program, the rest of spaces will provide the

support and services needed for them to function
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General Assembly, coworking space. Image courtesy of The
Next Web: http://thenextweb.com/insider/2011/08/17/the-
5-coolest-coworking-spaces-in-new-york-city/

such as lounge area, restrooms, business center,

conference rooms, kitchen and management
office.

For the gym and roof top area of the building
the space will be set as space for events that can be
rented for private events and used by the tenants

of the building when not in use.

Ground Floor

.Tile wainscot .Woodwork

Character Defining Features

In previous parts of this report the character
defining features of the building where defined. In
order to analyze the impact that the new use will
create in the original interior fabric of the building
the character defining features were mapped in a
set of diagrams. From the analysis of the diagrams
we extract the following information:

e The character defining features are located
mainly in the central axis of the building and
circulation areas.

e Almost all the character defining features
are found in vertical elements (such as walls,
partitions and doors).

e The distribution of the character defining
features in the 1%, 2" and 3™ floor are very

similar.

Borrowed lights .Others
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First Floor

Second Floor

Third Floor

.Tile wainscot .Woodwork Borrowed lights .Others
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.Tile wainscot

.Woodwork

Fourth Floor

Fifth Floor

Roof Top

Borrowed lights .Others
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Proposed Distribution

Knowing the location of the character defining
features the next step is to propose a schematic
distribution of the space for the new use. The
following are the general decisions taken in order
to enhance and protect the character defining
features while giving continuity to the space:

e Given that most of the character defining
features are located in the circulation areas,
the corridors, staircases and elevator hall will
maintain their original function.

e |norder to fulfill ADA codes, a new elevator will
be located on the western part of the building

occupying the current janitor closet space.

Ground Floor

Manag-
ment
Office
Indi-
Conference vidual
Room Office
Studios Common Area
Office/Conference Managment Office

The main entrance of the building will recover
its original use. Part of the stair will be removed
in order to provide easy access.

The ground floor hallway will be reconfigured
in order to give it the same width as the rest of
the hallways in the building.

All recent added partitions will be removed.
New divisions will be placed to divide the

studio spaces.

Using a schematic color scheme, the following

diagrams show the proposed interior distribution

for the Thaddeus Stevens School Building.

Business
Lounge Center
Indi-
vidual
Office
| Elevators == == Access

Service Area
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Studios
Conference

Common Area
Service Area

First Floor

Second Floor

Third Floor

M Elevators
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Fourth Floor

Business
Center

Lounge

Fifth Floor

Roof Top

Studios Common Area M Elevators
Conference/Event Venue Service Area
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Program*
e Rental Space .....cccceeeeeeeeeeeeeeeennnns 38,605 ft?
Studios
Type 1 13 ... 3,250 ft?
Type 2 16 ...... 5,600 ft?
Type 3 4. 2,800 ft?
Flexible 2-10....... 6,300 ft?
Others 4. 2,910 ft2
Conference Room 7 e 2,575 ft?
Individual Office 4........ 1,000 ft?
Event Space
indoor 2 e 5,770 ft?
outdoor 1. 8,400 ft?
e  COmmMmON SPACE ....ccceeeneennnnnnnnnns 7,875 ft?
Lounge Area 2 e 3,180 ft2
Business Center 2 1,400 ft?
Restroom 8 s 2,125 ft?
Kitchen [ 1,170 ft?
®  SErViCe Area ....ceeveerreenneerennnnenns 1,450 ft?
Storage 3 1,075 ft?
Galey 2. 375 ft?
Janitor 5 e 325 ft?
o  Miscellaneous .......cccceeueeereennnnns 1,050 ft?
Management Office 1. 1,050 ft?

* All measurements are approximated

Restrooms Lounge
375 ft? 1,050 ft?

Common Space Examples

Studio Type 1 ™
250 ft? auk \l P—

JTOoOoO

=

| qp

$O|

Studio Type 2 goed |
350 ft? O

=T
-
—

C

—

| |
Studio Type 3 i 3
700 O
Classroom Boardroom
350 ft? 350 ft?

Conference Room Options
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Main Entrance

Ground Floor
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5t Floor Lounge

Fifth Floor

139



Thaddeus Stevens School of Practice

Event Space

Fourth Floor
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Image by the author, October 2011.

Conclusion

The superposition of the new use and the
character defining features’ diagram shows how
the impact of the new use in the physical fabric
is minimal. The elements that give sense to the
place, such as the corridors and the gym, can be
preserved keeping their original materials and
finishes.

The most aggressive intervention necessary in
order to fit the new use and give continuity to the
space is the partial removal of the main entrance
stair. In doing so the everyday use of the space is
granted providing an accessible entrance while
showecasing the footprint of the original stair.

The Thaddeus Stevens School building is in
excellent condition. It offers many appealing
features that can be enhanced with simple
interventions resulting in very unique spaces. The
adaptation of the building to office use is not only
compatible with the original fabric of the building
but also with the intangible atmosphere of the

place.
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LEED Feasibility Study

As cities become more dense and space becomes scarce, reusing

existing buildings is a great way to conserve environmental and cultural
resources. The LEED rating system is the most widely used green building
certification system. Though it does not specifically account for historic
buildings, it can be used when major renovations take place.

The Thaddeus Stevens School has many inherently green features
that contribute to the points available for LEED certification. The
following pages assess every point to determine what will be necessary
to achieve LEED Certification. By following best practices for building, the
renovation will easily reach Certified level. With a little more effort, the
project can reach Silver certification, and if the budget can support it,
Gold certification is possible.

The benefits of a sustainable renovation will produce a marketable
building that provides a healthy environment for living or working. With
increased energy efficiency and reduced water consumption, operations
costs will decrease, and the building will be less dependant on natural
resources. Even if actual LEED certification is cost-prohibitive, the
building should strive to meet the requirements of as many credits as

possible.
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LEED Feasibility Study

List of LEED Points available for New Construction & Major Renovations

Sustainable Sites (SS)

Prerequisite 1 Construction Activity Pollution Prevention

Credit 1 Site Selection

Credit 2 Development Density and Community Connectivity

Credit 3 Brownfield Redevelopment

Credit 4.1 Alternative Transportation—Public Transportation Access
Credit 4.2 Alternative Transportation—Bicycle Storage and Changing Rooms
Credit 4.3 Alternative Transportation—Low-Emitting and Fuel-Efficient
Vehicles

Credit 4.4 Alternative Transportation—Parking Capacity

Credit 5.1 Site Development—Protect or Restore Habitat

Credit 5.2 Site Development—Maximize Open Space

Credit 6.1 Stormwater Design—Quantity Control

Credit 6.2 Stormwater Design—Quality Control

Credit 7.1 H eat Island Effect—Nonroof

Credit 7.2 H eat Island Effect—Roof

Credit 8 Light Pollution Reduction

Water Efficiency (WE)

Prerequisite 1 Water Use Reduction

Credit 1 Water Efficient Landscaping

Credit 2 Innovative Wastewater Technologies
Credit 3 Water Use Reduction

Energy and Atmosphere (EA)

Prerequisite 1 Fundamental Commissioning of Building Energy Systems
Prerequisite 2 Minimum Energy Performance

Prerequisite 3 Fundamental Refrigerant Management

Credit 1 Optimize Energy Performance

Credit 2 On-site Renewable Energy

Credit 3 Enhanced Commissioning
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Credit 4 Enhanced Refrigerant Management
Credit 5 Measurement and Verification
Credit 6 Green Power

Materials and Resources (MR)

Prerequisite 1 Storage and Collection of Recyclables

Credit 1.1 Building Reuse—Maintain Existing Walls, Floors and Roof
Credit 1.2 Building Reuse—Maintain Existing Interior Nonstructural
Elements

Credit 2 Construction Waste Management

Credit 3 Materials Reuse

Credit 4 Recycled Content

Credit 5 Regional Materials

Credit 6 Rapidly Renewable Materials

Credit 7 Certified Wood

Indoor Environmental Quality (IEQ)

Prerequisite 1 Minimum Indoor Air Quality Performance

Prerequisite 2 Environmental Tobacco Smoke (ETS) Control

Credit 1 Outdoor Air Delivery Monitoring

Credit 2 Increased Ventilation

Credit 3.1 Construction Indoor Air Quality Management Plan—During
Construction

Credit 3.2 Construction Indoor Air Quality Management Plan—Before
Occupancy

Credit 4.1 Low-Emitting Materials—Adhesives and Sealants

Credit 4.2 Low-Emitting Materials—Paints and Coatings

Credit 4.3 Low-Emitting Materials—Flooring Systems

Credit 4.4 Low-Emitting Materials—Composite Wood and Agrifiber Products
Credit 5 Indoor Chemical and Pollutant Source Control

Credit 6.1 Controllability of Systems—Lighting
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Credit 6.2 Controllability of Systems—Thermal Comfort
Credit 7.1 Thermal Comfort—Design

Credit 7.2 Thermal Comfort—Verification

Credit 8.1 Daylight and Views—Daylight

Credit 8.2 Daylight and Views—Views

Innovation in Design (ID)
Credit 1 Innovation in Design
Credit 2 LEED Accredited Professional

Regional Priority (RP)
Credit 1 Regional Priority

Total Points

100 base points

6 possible Innovation in Design Points
4 Regional Priority Points

Certified  40-49 points
Silver 50-59 points
Gold 60-79 points
Platinum 80 points and above

The LEED 2009 for New Construction and Major Renovations Reference
Guide can be found on the United States Green Building Council’s website
here: http://www.usgbc.org/ShowFile.aspx?DocumentID=8868
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Thaddeus Stevens School of Practice

@ Prerequisite 1: Construction Activity Pollution Prevention

The City of Philadelphia requires all building projects to comply with the
Erosion and Sediment Control requirements of the Pennsylvania Department
of Environmental Protection (PADEP) as specified in 25 Pa. Code § 102.4 (b).
The Water Department is responsible for approving Erosion and Sediment
Control Plans submitted by the project team.

For compliance with this prerequisite, an Erosion and Sediment Control Plan
must include the following:

1. brief narrative describing the project, its site, adjacent properties and the
types of soils in the project area

construction schedule

maintenance plan

vicinity map

site topographic map including soil survey information
site development plan

erosion and sedimentation control plan drawing

detail drawings and specifications

© ® N o a0k~ 0D

vegetative plan
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Sustainable Sites

ﬁ Credit 1: Site Selection 1

As a previously developed site, this credit is easy to achieve. It is not
farmland, a wildlife habitat, near a body of water, or parkland.

.Thaddeus Stevens
Broad Street Lot
[ | School Yard

.Decorative wall / Fence

The site comprises two of the three lots on the 1300 block of Spring Garden
Street. Existing structures include the Thaddeus Stevens School building,
the street-facing fence, and the arched wall separating the school from the
empty lot next door.
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e Credit 2: Development Density & Community Connectivity 5

The site meets both compliance paths for this credit. It is a previously

developed site in a dense community and it is within 1/2 mile of several
residential areas and basic services.

The map show a mix of commercial, residential and institutional buildings all
within 1/2 mile of Thaddeus Stevens School.

Basic services, including places of worship, schools, restaurants, and
numerous businesses fall within the radius.
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Sustainable Sites

@ Credit 3: Brownfield Redevelopment

The site is not contaminated or considered a brownfield. No credit will be
earned.
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® Credit 4.1 - Alternative Transportation: Public

Transportation Access

The site meets both compliance paths for this credit. It is within 1/2 mile
walking distance of a subway station and within 1/4 mile of a bus stop.

The map shows two subway stations within the 1/2 mile radius and there are
stops for at least four bus routes within 1/4 mile.
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Sustainable Sites

@ Credit 4.2 - Alternative Transportation: Bicycle Storage &

Changing Rooms 1

This is a good credit to pursue and can be achieved at a relatively low
expense. If the site is developed as housing, a covered area with bike
storage for 15% of the residents must be set aside. A commercial
development would cost a little more because showers must be provided
in addition to bike storage. However, it would be an attractive amenity for
potential tenants.

® Credit 4.3 - Alternative Transportation: Low-Emitting &

Fuel-Efficient Vehicles 3

An inexpensive way to earn this credit is to provide preferred parking for
low-emission and fuel-efficient vehicles for 5% of the total parking provided.
There is little parking on the site, so this may only be one spot. At 3 points,
this credit is worth pursuing.

@ Credit 4.4 - Alternative Transportation: Parking Capacity 2

This credit has multiple options for compliance. The Philadelphia Zoning
Code requires a minimum number of parking spots to be provided in both
residential and commercial zones. Since the site does not have much room
for parking, compliance with Option 1 (meet but do not exceed minimum
local zoning requirements) is the best path to follow. Garage parking in the
new mid-rise building is the best solution to meet the zoning requirements
and to make the most efficient use of the dense site.
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@ Credit 5.1 - Site Development: Protect or Restore Habitat ]

It is important to introduce vegetation to the site. To earn the credit, 50%

of the non-developed portion of the site or 20% of the total site must be
restored with native plants. This can include vegetated roof surfaces, which
would most likely need to be considered to earn the point. The Fairmount
Park system provides information about native plants in Philadelphia and is a
great resource for determining which plants will work best on the site.

@ Credit 5.2 - Site Development: Maximize Open Space

The Philadelphia Zoning Code requires a certain percentage of lots to be
reserved for open space, which varies depending on the zoning designation.
This may be a hard point to achieve because the open space must exceed
the zoning requirement by 25%. To make the development financially
feasible, the maximum amount space must be developed. However, a
vegetated roof contributes to the overall calculation because the project is
eligible for Credit 2 - Development Density & Community Connectivity.

@ Credit 6.1 - Stormwater Design: Quantity Control

The site falls into Case 2. Sites with Existing Imperviousness Greater than
50%. A stormwater management plan that results in a 25% decrease in the
volume of stormwater runoff must be implemented to achieve this point.
Pervious paving and stormwater recapturing systems would help reduce
the amount of runoff. Installation of green roofs on the school and any new
buildings will greatly reduce the amount of stormwater leaving the site, but
the cost may be prohibitive.
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8 Credit 6.2 - Stormwater Design: Quality Control 1

This credit works in conjunction with Credit 6.1 - Stormwater Design:
Quantity Control. To reduce the amount of pollutants that leave the site in
stormwater runoff, the stormwater management plan must include best
management practices that remove 80% of the annual total suspended
solids load. The schoolyard between Spring Garden Street and the school is
a good place to incorporate pervious materials and vegetation that will help
reduce the quantity of stormwater runoff and increase filtration.

@ Credit 7.1 - Heat Island Effect: Nonroof

Since the site will have to provide a minimal amount of parking regardless,
Option 2 is the best way to achieve this point. It requires 50% of the
parking to be under cover, which it will be if it is in a garage. The roof on
that building must have a solar reflectance index (SRI) of at least 29 or be
vegetated. Any paving on the site should be an open-grid system.

3 Credit 7.2 - Heat Island Effect: Roof 1

The three options for this point all target the reduction of heat absorption

by the roof. The current roof on Thaddeus Stevens School may already meet
the SRI requirement since it is a light color. New buildings on the site should
have a coating with the appropriate SRI or be vegetated. Though costly, a
vegetated roof would meet the requirement for this point and provide an
attractive amenity to users of the building.
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@ Credit 8 - Light Pollution Reduction 1

This credit requires compliance with interior and exterior lighting
requirements. For interior lighting, Option 1, which stipulates a 50%
reduction of the input power of all nonemergency lighting with a direct line
of site to openings in the building envelope between 11 pm and 5 am. For
exterior lighting, the site is in a medium-high lighting zone since it is in a
commercial district. Lighting must be designed in such a way that the light
remains on the site and does not fall outside its boundaries. Reducing the
amount of after-hours lighting will also result in an energy cost savings.
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Water Efficiency

Prerequisite 1 - Water Use Reduction

F

To earn any of the points in the Water Efficiency category, the project must
reduce its baseline water consumption by 20%. Fixtures that factor into the
calculation include toilets, urinals, faucets, and showers. Installation of high-
efficiency fixtures should meet this requirement.

@ Credit 1 - Water Efficient Landscaping 2

The project should easily meet Option 1 in which water used in landscaping
must be reduced by 50%. Using native plant species and efficient irrigation
practices should meet the requirement. It is possible for the project to earn
4 points by following Option 2 and using no potable water for irrigation. A
rainwater harvesting system or landscaping that does not require permanent
irrigation would satisfy this requirement.

Credit 2 - Innovative Wastewater Technologies

l

The best way to achieve this credit is to use nonpotable water and water-
conserving fixtures for sewage conveyance. The implementation of rainwater
capture systems or recycled graywater systems would reduce the use of
potable water. However, with a 50% reduction in potable water use needed
to get the point, it might be a tough one to earn.
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Credit 3 - Water Use Reduction 2

If the project can reduce water consumption by 30% instead of the

required 20%o, it will be eligible for this credit. A combination of graywater
or rainwater harvesting systems plus low-flow fixtures should achieve the
desired reduction. Dry fixtures, such as waterless urinals, are also an option,
provided they are maintained correctly.
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Energy & Atmosphere

@ Prerequisite 1 - Fundamental Commissioning of Building

Energy Systems

To ensure that a building’s systems are properly installed and calibrated,
the project must designate an independent commissioning authority to
oversee the commissioning process. The owner and the design team are
responsible for documenting the project requirements and for creating the
commissioning plan. The following are systems that should be part of the
commissioning process:

HVAC systems and associated controls
Lighting and daylighting controls
Domestic hot water systems
Renewable energy systems

@ Prerequisite 2 - Minimum Energy Performance

This prerequisite requires an energy simulation for the whole building.

The project, since it will be a major renovation, must demonstrate a 5%
improvement in energy performance. Any new buildings on the site must
demonstrate a 10% improvement compared to the baseline building rating.
Basic upgrades to energy-efficient systems and appliances will most likely
achieve the necessary improvement to meet this prerequisite.

Prerequisite 3 - Fundamental Refrigerant Management

‘

The simple requirement for this prerequisite is to eliminate CFC-based
refrigerants from the building. Any new systems must not contain them.
Because of regulations on CFCs, most manufacturers no longer use them in
their products.
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@ Credit 1 - Optimize Energy Performance 7

Projects can earn up to 19 points with this credit, depending on much the
building can reduce its energy consumption. A conservative goal would be to
reduce energy consumption by 20% to earn 7 points. More ambitious goals
would help push the project from a Silver rating to a Gold rating. Points

are based on energy cost savings according to a whole building simulation.
In lieu of a simulation, projects can also choose to follow prescriptive
requirements established by ASHRAE (American Society of Heating,
Refrigeration and Air-conditioning Engineers) but they can only earn 1 point.
An energy simulation is the better option.

@ Credit 2 - On-site Renewable Energy 3

Up to 7 points can be earned for this credit, which requires the installation
of on-site renewable energy. Given the urban setting and the confines of

the site, the best choice would be to install solar panels on the roof. The
return on investment for solar is still quite long so this credit would be costly.
However, it is probable that about 5% of the energy costs could be offset by
renewable energy, which would result in a 3 point gain.

Credit 3 - Enhanced Commissioning

]

This is an important credit because so much of the energy wasted in
buildings comes from improper maintenance and operations. Hiring an
external commissioning authority to review design drawings, to develop
a systems manual, and to conduct training for building personnel and
occupants has the potential for significant payback in the form of cost
savings from efficient operation of the building’s systems.




Energy & Atmosphere

Credit 4 - Enhanced Refrigerant Management 2

The easiest way to achieve this point is to not use any refrigerants. This may
result in more expensive equipment but it will also comply with the Montreal
Protocol, which calls for the elimination of all CFCs and HCFCs by 2030. It
makes sense to invest in refrigerant-free equipment when development
happens since its service life may extend beyond the target phase out date.

@ Credit 5 - Measurement & Verification

Another important set of points for the ongoing efficiency of the building,
this credit requires the development and implementation of a measurement
and verification plan. The period of measurement must cover at least 1 year
of post-construction occupancy. There would be a cost associated with hiring
someone to implement the M&V plan, but the positive trade-off would be
that systems will constantly be monitored to ensure that they are working at
peak performance levels.

@ Credit 6 - Green Power 2

This credit may be difficult to achieve because of the cost and availability
of green power in the Philadelphia area. However, there are green energy
providers and if there was significant interest, green power could be
purchased for the building.
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@ Prerequisite 1 - Storage & Collection of Recyclables

The prerequisite for this category requires dedicated areas for the collection
and storage of recyclable materials, including paper, cardboard, glass,
plastics and metals. Recycling should be standard practice in any building, so
this prerequisite is easy to meet.

@ Credit 1.1 - Building Reuse: Maintain Existing Walls, Floors

& Roof 2

This credit is inherent to the project since it requires reuse of a building’s
structure and envelope. 1-3 points can be earned depending on the amount
of the building that is reused. A conservative estimate for Thaddeus Stevens
School would be that 75% of the structure will be reused, for a 2 point

gain. It is also very possible that 95% of the structure will be reused, which
would increase the points earned to 3. This credit is also one of the Regional
Priorirty credits so it will earn that bonus point.

@ Credit 1.2 - Building Reuse: Maintain Interior

Nonstructural Elements

This credit may be harder to achieve, depending on the chosen use. It
requires reuse of at least 50% of the interior walls, doors, floor coverings
and ceiling systems of the existing building. Many of the interior partitions
that were built when the building was being used for school administration
are not well-located, do not go to the ceiling and are poor quality. All of the
carpet needs to be replaced, though it may count to reuse the wood floors
underneath the carpet. The scored concrete hallways would help contribute
to the point. The ceiling systems are in bad shape and would have to be
replaced.
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@ Credit 2 - Construction Waste Management

1-2 points may be earned for this credit. If 50% of the construction waste
is recycled or salvaged, the project earns 1 point. If 75% of the waste is
recycled or salvaged, the project will earn 2 points. A conservative estimate
is to assume that 50% of all waste will be recycled.

@ Credit 3 - Materials Reuse 1

This credit give points for reusing materials in the building. 5% earns one
point and 10% earns two points. Since most of the interior millwork will be
retained, the project should at least earn 1 point.

@ Credit 4 - Recycled Content 2

Projects can earn up to two points for using products with recycled content.
10% earns 1 point and 20% earns 2 points. Market demand for products
with recycled content makes it easy and affordable to choose finishes and
furniture with recycled materials. It should not be too difficult to earn the full
2 points for this credit.
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@ Credit 5 - Regional Materials 1

This credit earns 1-2 points for sourcing a percentage of the new materials
in the building from within 500 miles of the project site. 1 point is earned
for using 10% regional materials. 2 points are earned for 20% regional
materials. Despite having an ocean for half of the region that falls within a
500-mile radius of the city, Philadelphia is well located for sourcing regional
materials because there is still a fair amount of industry in Pennsylvania,
New York and Ohio.
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@ Credit 6 - Rapidly Renewable Materials 1

Like the credit for recycled content, this credit has become easier to earn
because market demand has increased the types of products available that
are made with rapidly renewable materials. To earn the point, the project
must use rapidly renewable materials for 2.5% of the total value of building
materials. This should be easy to achieve.

@ Credit 7 - Certified Wood 1

This credit earns a point for using FSC-certified (Forest Stewardship Council)
wood for 50% of the project. While readily available, this comes at an added
cost because of the work involved in following the paper trail of certification

for the wood. However, if the budget allows, this point should be earned.
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@ Prerequisite 1 - Minimum Indoor Air Quality Performance

This prerequisite establishes a baseline indoor air quality performance for
the project by requiring the building to meet the minimum requirements
of Sections 4-7 of ASHRAE 62.1-2007. The ASHRAE standard outlines
requirements for outdoor air delivery, air intakes and the rate of ventilation
for given spaces.

@ Prerequisite 2 - Environmental Tobacco Smoke (ETS) Control

The purpose of this prerequisite is to prohibit tobacco smoke from entering
the building. The easiest way to fulfill this requirement is to prohibit smoking
in the building and with 25 feet of entries, outdoor air intakes and operable
windows.

If smoking is allowed, designated smoking areas must be provided and
properly ventilated.

@ Credit 1 - Air Delivery Monitoring

This credit requires the building to have permanent air monitoring systems
that generate an alarm when airflow levels and carbon dioxide levels vary
by at least 10% from the design. To earn the point, CO, monitors and an
airflow intake monitor must be installed in the building. This is a low-cost
and simple way to keep occupants healthy in the building. It is optional but
recommended.
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Indoor Environmental Quality

Credit 2 - Increased Ventilation 1

The project earns a point with this credit if it increases the breathing zone
outdoor air ventilation rates to 30% above the minimum rates required by
ASHRAE 62.1-2007. It may cost more to operate the building if this point

is achieved but the mechanisms for providing clean air are already in place
because of Prerequisite 1 so it makes sense to try to earn this point as well.

1

@ Credit 3.1 - Construction Indoor Air Quality Management

Plan: During Construction

This credit seeks to reduce indoor air pollutants during construction by
developing an indoor air quality (IAQ) management plan that prevents air
handling units from being contaminated and sequences the installation of
finishes to avoid contamination of absorptive materials. Earning this point
requires coordination during the construction process but should not incur
any additional costs.

@ Credit 3.2 - Construction Indoor Air Quality Management

1

Plan: Before Occupancy

This credit can be earned in one of two ways. A whole building flush-

out may be conducted after all of the finishes have been installed and
before occupancy. The other option is to conduct air quality testing after
construction ends and prior to occupancy. The choice depends on the
necessary move-in date of the building’s occupants. If there is time, a flush-
out is usually less expensive, but if immediate occupancy is desired, air
quality testing is a better option. Either way, the point should be achieved.
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@ Credit 4.1 - Low-Emitting Materials: Adhesives & Sealants |

This credit limits the amount of volatile organic compounds (VOCs) that can
be used in adhesives and sealants in the building. Due to market demand,

many low-VOC products are available at similar costs to regular products. All
adhesive and sealant documentation must be verified to ensure compliance.

@ Credit 4.2 - Low-Emitting Materials: Paints & Coatings 1

This credit limits the amount of volatile organic compounds (VOCs) that can

be used in paints and coatings in the building. Due to market demand, many
low-VOC products are available at similar costs to regular products. All paint
and coating documentation must be verified to ensure compliance.

@ Credit 4.3 - Low-Emitting Materials: Flooring Systems

To meet the requirements of this credit, all carpet and carpet cushion must
be certified by the Carpet and Rug Institute’s Green Label Plus program.
Carpet adhesive must be low-VOC. Hard surface flooring must meet the
FloorScore standard. Any flooring stains or coatings must meet the South
Coast Air Quality Management District’s requirements for architectural
coatings. All of the major flooring manufacturers offer products that comply
with the requirements in this credit, which should make it relatively easy to
achieve.
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Indoor Environmental Quality

1

@ Credit 4.4 - Low-Emitting Materials - Composite Wood &

Agrifiber Products

Like the other credits for low-emitting materials, this one should not be
hard to achieve. The requirement for this credit dictates that all composite
wood and agrifiber products be formaldehyde-free. Many products are now
available that meet that demand.

@ Credit 5 - Indoor Chemical & Pollutant Source Control

This credit may be somewhat intrusive on the historic fabric of the building.
To reduce the amount of pollutants that enter the building, permanent
architectural entryway systems must be installed. Facility cleaning areas
must be isolated and exhausted separately from the building. This point is
achievable but the entryway systems may damage the historic floors.

Credit 6.1 - Controllability of Systems: Lighting

The best way to achieve this credit is to provide task lighting and occupant-
controlled window coverings for at least 90% of the occupants in the
building. This results in an additional cost but it is a good point to get
because it is not damaging to the existing architecture.
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Credit 6.2 - Controllability of Systems: Thermal Comfort 1

To achieve this point, 50% of the occupants must have individual comfort
controls. This can be an expensive design addition but Thaddeus Stevens
School may be able to achieve it if ensures that the windows are operable,
which is another way to achieve the point.

Credit 7.1 - Thermal Comfort: Design 1

This credit requires the project design team to ensure that the HVAC
systems and the building envelope meet the requirements of ASHRAE 55-
2004, Thermal Comfort Conditions for Human Occupancy. Since the building
envelope is existing, engineers would have to determine if it meets the
ASHRAE requirements.

Credit 7.2 - Thermal Comfort: Verification

This credit works in conjunction with IEQ Credit 7.1. It requires the building
owner to provide a permanent monitoring system to ensure that building
HVAC performance meets occupant thermal comfort needs. It can only be
achieved if Credit 7.1 is earned.
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Indoor Environmental Quality

@ Credit 8.1 - Daylight & Views: Daylight

The building’s large windows provide ample amounts of daylight for
occupants. To earn the credit, spaces must achieve a minimum of 10
footcandles (fc) and a maximum of 500 fc in clear sky conditions for 75%

of the regularly occupied spaces in the building. This can be proven by
simulation, prescriptive compliance, or through measurement. It is expected
that the project will achieve this point and also earn the Regional Priority
point for it.

@ Credit 8.2 - Daylight & Views: Views

The building’s central, double-loaded corridor layout maximizes views for
future occupants by pushing the regularly occupied areas to the exterior of
the building and bringing the circulation to the center. Large windows on the
north and south sides of the building offer views for 90% of the occupants.
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Innovation & Design

Credit 1 - Innovation in Design 1

Projects can earn up to five credits for using a strategy that is not addressed
in the 2009 LEED-NC rating system, for achieving exemplary performance in
a given category, or for achieving a pilot credit that the USGBC would like to
test. It is not expected that this project will go after any of these points.

9 Credit 2 - LEED Accredited Professional 1

The project will earn a credit for having at least one participant on the
project team who is a LEED Accredited Professional. These days it is rare
for architecture and engineering firms not to have at least one LEED AP on
staff, so this credit is easy to earn. That team member is responsible for
supporting the design integration process.
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Regional Priority

@ Credit 1 - Regional Priority 2

A new addition to the LEED 2009 rating system allows regional chapters

of the USGBC to select six credits that they consider to be important to

the region. Bonus points may be awarded for up to four of those credits.
The project will earn at least two of the regional priority credits that the
Delaware Valley Green Building Council has specified. The six credits are as
follows:

Sustainable Sites Credit 4.2
Sustainable Sites Credit 5.1
Water Efficiency Credit 3

Energy & Atmosphere Credit 2
Materials & Resources Credit 1.1
Indoor Environmental Credit 8.1

Quality

The project will earn at least MR 1.1 - Building Reuse and IEQ 8.1 - Daylight.
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Financial Feasibility Study

Introduction and Background

A proposed preservation plan for the Thaddeus Stevens School (TSS)
site on the NEC of Broad and Spring Garden Streets was developed in the
fall of 2011 by members of the HSPV-701 Studio class at the University
of Pennsylvania’s Historic Preservation program. An important aspect
to the success of any preservation plan lies in its financial feasibility. This
financial feasibility study (FFS) is undertaken with the express purpose
of determining the feasibility of each of the three proposed uses (office,
residential, and charter school) within the context of the proposed
project program.

The FFS includes the following components: 1) the project program;
2) a phasing plan; 3) a potential development schedule; 4) a narrative that
presents the assumptions, limitations, findings and recommendations;
and 5) three pro forma budgets (based on differing use options) with a
breakdown for each phase of development.

Proposed Project Program
The preservation plan proposes the following project program for the

TSS site (see Appendix Al):
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7,884 s.f. of ground floor retail in a low-rise
commercial building at the SWC of the site.
Rehabilitation of the existing 74,245 s.f. TSS
building (per the Secretary of Interior’s Standards
for Rehabilitation) for reuse as one of the follow
uses: 1) flexible office, 2) apartments, or 3) a
charter school.

Rehabilitation of the existing TSS forecourt.
Construction of a new 57,358 s.f. tower building
(office or residential) and parking structure on the
north portion of the west parcel.

Construction of a new 2,064 s.f. pedestrian plaza at

the corner of Broad & Spring Garden Streets.

Phasing Plan & Development Schedule

The proposed project program can be broken down
into three distinct phases: Phase |- Construction of
the low-rise commercial building and pedestrian
plaza on the SWC of the west parcel; Phase II-
Rehabilitation of the TSS Building and forecourt;
and Phase Ill-Construction of the new tower
building and parking structure on the west parcel
(see Appendix Al). Each phase could be undertaken
individually or it could be constructed in tandem
with another phase. There is no requirement that
they be done in any particular sequence (i.e. Phase
[l could precede Phase ). For the purposes of this
FFS, a continuous development schedule covering
a three-year period is assumed (see Appendix
A2). The development schedule approximates
reasonable design, entitlement, and construction

periods for each phase.

Pro Forma Budgets

Separate pro forma budgets, based on the
proposed project program, were prepared for
each of the three potential uses recommended
in the preservation plan (see Appendices A3-
A5). The construction budget for each phase
estimates reasonable development costs based on
information gathered from RS Means construction
cost estimating data.

Each pro forma operating budget also estimates
revenues and expenses for the overall project as
well as for each individual phase. Revenue and
expense assumptions are based on market data
provided by the client or other industry sources
such as CBRE.

A series of sensitivity analyses were also conducted
on various aspects of the residential pro forma
budgets. The findings for these analyses are
integrated into the Discussion and Findings section

below.

Discussion and Findings:

Residential Scenario:

Under the Residential Scenario, both Phase Il (the
TSS building) and Phase Ill (the new tower building)
are planned as market rate residential apartment
buildings. The low-rise commercial building is
planned for retail use under all three use scenarios
considered in the preservation plan. Table 1 below

presents a summary of the net development costs

(including land at the current appraisal price),
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estimated net operating income (NOI) and the resulting capitalization rate (Cap Rate) of the investment

derived from the detailed pro forma budget in Appendix A3.

Table 1: Residential Scenario

The Residential Scenario as an overall project is financially challenged with an expected overall capitalization
rate of 5.20%. As a result, the overall project would not likely appraise for or sell for a price high enough
to cover the net development costs. However, the Phase I-Low-rise commercial building is quite feasible

as a stand-alone project with its current 10.46% capitalization rate.

Flexible Office Scenario:

Under the Flexible Office Scenario, both Phase Il (the TSS building) and Phase Ill (the new tower building)
are planned as flexible office buildings. The low-rise commercial building remains a retail use. Table 2
below presents a summary of the net development costs (including land at the current appraisal price),
estimated net operating income (NOI) and the expected capitalization rate (Cap Rate) of the investment

derived from the detailed pro forma budget in Appendix A4.

Table 2: Flexible Office Scenario
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The Flexible Office Scenario as an overall project is also somewhat financially challenged with an expected
overall capitalization rate of 6.53%. However, the overall project could appraise for or sell for a price
high enough to cover the net development costs at current market capitalization rates. Here again, the
Phase I-Low-rise commercial building is quite feasible as a stand-alone project with its current 10.46%
capitalization rate.

School Scenario:

Under the School Scenario, Phase Il (the TSS building) is leased out as a charter school and Phase Il (the
new tower building) is constructed as a market-rate apartment building. The low-rise commercial building
remains a retail use. Table 3 below presents a summary of the net development costs (including land at
the current appraisal price), estimated net operating income (NOI) and the expected capitalization rate

(Cap Rate) of the investment derived from the detailed pro forma budget in Appendix A5.

Table 3: School Scenario

The School Scenario as an overall project is the most financially challenging scenario with an expected
overall capitalization rate of 4.64%. The overall project would not appraise for or sell for a price high
enough to cover the net development costs as a result of relative expected rent rates. However, the Phase
I-Low-rise commercial building remains quite feasible as a stand-alone project with its current 10.48%

capitalization rate.

Sensitivity Analyses:

Three sensitivity analyses were conducted on the Residential Scenario pro forma budget to determine the
individual impact of changes in density, rental rates and development costs on the project’s capitalization
rates. The results of each of these analyses are presented below.

Density Increase: Under the density sensitivity analysis, the assumed density of the new tower building

was increased by approximately 200,000 square feet. However, this significant increase in space resulted
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in relatively minor financial gains. The overall
project capitalization rate moved from 5.20% to
5.26% and the Phase Ill rates moved from 4.05% to
5.51% based on this density change. These revised
capitalization rates remain below current market
residential capitalization rates.

Rental Rates Increase: Under the rental rate
analysis the assumed rental rate for Phase Il and
IIl were increase from $22.20 annual per square
foot rent to $30.00 annual per square foot rent.
As a result, the overall project capitalization rate
moved from 5.20% to 5.68%; the Phase Il rates
moved from 5.80% to 7.97%; and the Phase Il
rates moved from 4.05% to 6.97%. These changes
in capitalization rates were significant. However,
they remain below current market residential
capitalization rates.

Under the

Development Cost Reduction:

development cost reduction analysis the
development costs for the overall project were
reduced by $1,000,000. As a result, the overall
project capitalization rate moved a modest .13%
from 5.20% to 5.33%.

Observations and Recommendations:

The following recommendations are provided for
consideration by Synterra based on the information
provided above:

The Phase I-Low-rise commercial building appears
to be feasible under the current market conditions
provided a qualified tenant can be secured.

The rehabilitation of the TSS building may be

feasible for an office or residential use if modest

amounts of rental rate increases, additional cost
savings or governmental assistance can be secured.
The new tower building on the west parcel is
the least feasible portion of the project under
current market conditions and assumed costs. A
more significant amount of rental rate increases,
cost savings or governmental assistance will be
necessary to bring about this phase of the overall
project.

A significant increase in density alone in the new
Phase Ill tower building will not provide a sufficient
enough boost to the project pro forma to justify
moving forward.

A combination of additional positive pro forma
factors is needed to enable all phases of the TSS

project to be feasible.

183



Thaddeus Stevens School of Practice

184



Appendix Al
e

Site Massing
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Development Schedule
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Thaddeus Stevens School

Task Name

Duration

| Year 1 [ Year 2 [ Year 3 |
211[2[3\4]5\5\7}3[9 1011121]2[3]4[5]6[7 8[9 1011112[1[2[3]4[5]6[7 [8[9[101112[1]

Site Planning, Civil Engineering and Preliminary Design 0 days
Site Planning and Preliminary Design 90 days) ===
Preparation of Construction Documents 60 days! =
Site Work Permitting 90 days =
Architecture/Permitting 0 days| ¢
Schematic Design 30 days| =
Design Development 40days) &
Construction Documents 200 days ——
Building Permits/Bidding 180 days e
[11 |
| 12 & Site Work 480 days! ¢ )
[ 13 ]
| 14 [E  Structured Parking 180 days  E——
15
16 |Ed  Building Construction 0 days @
17 JEd  Construction of Low Rise 220 days %
18 |Ed  TSS Building Rehabilitation 480 days! D
19 |Ed  Construction of New Tower on West Parcel 480 days! B
Task E——=3 Rolled Up Task &—————-—-3 Extemnal Tasks [E=———————]
Project: TSS Project 11-16-11 Progress === Rolled Up Milestone & Project Summary
Date: Wed 12/7/11 Milestone ¢ Rolled Up Progress e========== Group By Summary P—--—-=9
Summary e i Deadline o

Page 1
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Residential Proforma Budget
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Office Pro Forma Budget
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School Pro Forma Budget
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